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420 LEXINGTON AVENUE, NEW YORK 17, NEW YORK . MURRAY HILL 5-2400 


December 27, 1963 


Mr. Edward J. Logue 
Redevelopment Administrator 
Boston Redevelopment Authority 
City Hall Annex 

Boston 8, Massachusetts 


RE: Parker Hill-Fenway GNRP Mass. 
Dear Mr. Loque: 


In accordance with the provisions of the contract entered into by the 
Boston Redevelopment Authority and the undersigned firm, we respect- 

fully sumbit our economic analysis of the Parker Hill-Fenway Genera! 

Neighborhood Renewal Area. 


Basically, the analysis consists of: 


|. An investigation of the economic activities and functions 
presently found in the Parker Hill-Fenway area and an as~ 
sessment of the future economic importance of these functions 
and activities to the city of Boston in general and the 
Parker Hill-Fenway area in particular. 


2. An evaluation of the proposed land uses, their appropri- 
ateness, their likely impact upon the area, and their 
economic ramifications to both the immediate Parker Hill- 
Fenway vicinity, and to the total city. 


3. An evaluation of the impact of the institutional expansion 
in this area upon the future land use pattern. 


4. An investigation of the preliminary clearance and rehabi - 
li tation proposals, estimates regarding the economic ap- 
propriateness of these proposals, and the demand for 
cleared land for various uses. 


In keeping with the concept of general neighborhood renewal planning, 
the report has been prepared as an analysis and discussion of the gen- 
eral problems of the area and the general market for cleared land which 
might become available under the urban renewal process. While the re- 
port is a guide to over-all opportunities for renewal action, certain 
refinements can be expected once more detail can be introduced at the 
project level. A major contribution of the report is, therefore, the 
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definition of those areas where analysis in greater detail! will be nec- 
essary at the project level. 


The General Treatment Plan which was submitted for our review and which 
serves as the basis for the attached analysis, presents a wel|-concei ved 
picture of the future opportunities for renewal treatment. The plan 
covers many different types of activity, including the channeling of in- 
stitutional growth into logical areas, the rehabilitation of key resi- 
dential areas, the clearing of others, removal of non-compatible land 
uses, and an effort to bring commercial uses into balance with the de- 
mand for those uses. The Implementation Program which will achieve the 
objectives of the plan will require coordination between the various 
land uses which are scheduled to make up the ultimate composition of the 
Parker Hill-Fenway area. 


The close-in location of the Parker Hil|l-Fenway area, plus its insti- 
utional-residential character, indicate that the residential reuse of 
land which may become available through the urban renewal process would 
be the most logical use. The growth of the institutions and the area's 
location relative to Boston's major employment centers suggest that 
housing for all economic classes, from students to professional people 
working within the area or elsewhere, provides a broad base for resi- 
dential land. Under the assumption that any land for residential re- 
use would be well-planned in relation to environmental conditions such 
as the amenities found in the Parker Hil|l-Fenway area, land should be 
readily marketable for residential purposes, ranging from single fami ly 
to high density areas. 


Commercial facilities now serving the Parker Hill-Fenway Area appear 
to be ample if not excessive. The proximity of the area to downtown 
Boston end to the Back Bay Area (with their great concentrations of 
shoppers' goods) indicates that the Parker Hil1l-Fenway Area can at 
best be expected to support only highly specialized facilities of this 
mature, such as uniform shops and stores catering to the college crowd. 


Future planning for the area should also place emphasis upon changing 
characteristics in convenience retailing, which is manifest in the 
trend toward fewer and larger units. The end result of this trend is 
@ growing obsolescence in existing structures now housing convenience 
uses. For example, each new supermarket which might be introduced 
into the area would put a good number of small grocery stores out of 
business. Also, the growing importance of the automobile in day-to- 
day shopping patterns reduces most of the existing facilities in the 
Parker Hill-Fenway Area to a level of distinct disadvantage with re- 
spect to possible new facilities designed around the modern shopping 
center concept. 
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Mr. Edward J. Logue -3- December 27, 1963 


The character of the area and the institutional growth now taking place 
(which provides an expanding employment base) suggest that industrial 
land use should not be encouraged. Nevertheless, the retention of the 
two existing industrial sections under the present plan appears to be 
sound due to their location near railroad tracks which makes this land 
less than desirable for other uses. Also, should Sears elect to move 
out of their warehouse, conversion of that facility to accommodate 
light industrial uses relocated from elsewhere ei ther in the Parker 

Hi ll-Fenway Area or outside the area would appear to be proper and 
advisable. 


In summary, we believe that the growth of institutions in the Parker 
Hill-Fenway area will result in a demand for housing for various in- 
come groups and that this, in turn, will create some limited opportun- 
ities for new convenience retail facilities. Planning on the project 
level therefore should be concentrated on these aspects of the plan, 
as well as, of course, improvements in traffic conditions and the pro- 
vision of needed community facilities. 


Very truly yours, 


LARRY SMITH & COMPANY 


C. Everett Steichen 
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INTRODUCTION 


This report has been prepared for the Boston Redevelopment Authori ty 
to provide evaluations of land uses in the Parker Hil1l-Fenway GNRP 
as proposed under the preliminary development plan. 


Specific instructions regarding the preparation of this report indicate 
it should contain the fol lowing: 


a) An analysis of economic activities and functions and/or 
enterprises as they may be found or exist within the gen- 
eral neighborhood renewal area. 


1. This shall include an analysis of industrial and 
commercial activities by each and/or appropriate 
SIC groupings as may be determined by the consul- 
tant. This analysis is to be in terms of indices 
appropriate to properly depict the growth and de- 
velopment of such activities as may be identified 
from the analysis. 


b) On the basis of preliminary determinations of proposed land 
use, proposed transportation, proposed public improvements 
and proposed urban renewal actions, the consultant shal] 
provide: 


1. Conclusions, recommendations and evaluations of the 
proposed land uses in terms of appropriateness and 
feasibility for maintaining and/or developing land 
and physical facilities for the contemplated uses. 


2. An evaluation and estimate of the impact of main- 
taining or developing such contemplated uses within 
the GNRP and on adjoining areas and the over-all] 
Boston development program as contemplated at the 
time of the consultant's evaluation and the affect 
of such impact, if any, on the future economic po- 
tential in the city of Boston. 


34 An evaluation and estimate of the market absorption 
capacity for cleared land to be made avai lable for 
proposed land uses. 


4. An evaluation of the general types of urban renewal! 
treatment proposed to alleviate problems or defic- 
iencies of condition and suitability of existing or 
proposed physical plant. 
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5. An estimate of the range of future impact on the real 
estate tax base of the city of Boston which will be 
created through contemplated urban renewal activities 
within the Parker Hill-Fenway GNRP for proposed land 
uses. 


6. Evaluation and conclusions of the land and floor space 
allocations of the functions, activities, and enter- 
prises proposed within the Parker Hi1l1l-Fenway GNRP in- 
cluding evaluations of existing space in good condition 
and likely to remain by type of use, new space capable 
of being developed by type of use, and estimates of rent 
levels in all such floor space compared with estimates 
of rent paying propensity of prospective users of such 
space. 


7. Estimates and conclusions with regard to the degree to 
which the above findings may be influenced by variations 
in policies and practices with regard to proposed develop- 
ment standards, land disposition conditions and timing of 
space availability and offerings. 


8. Reaction to at least three proposals or problems for the 
Parker Hill-Fenway GNRP including an analysis of con- 
struction costs, financing practices and terms, local, 
state and federal government tax requirements, income 
and expenditure prospects, earning capacity and other 
special characteristics. The three problem areas have 
been identified by the Boston Redevelopment Authority as: 


(a) The future of Kenmore Square and particularly 
Automobi le Row. 


(b) The future use of Fenway Park and/or the land 
under it. 


(c) The future use of the Sears Building and the 
possibility of retaining Sears as one of the 
Parker Hill-Fenway GNRP's businesses. 


9. General conclusions and recommendations with respect to 
over-all problems likely to arise in the execution of the 
plans and programs of the authority, including but not 
limited to relocation of existing business establishments, 
financing, special problems of development and the like. 


The basic approach used in this analysis and the organization of the re- 
port is as follows: 


Section | describes the GNRP area, its relationship with surrounding 
areas, its population, and basic land use pattern. 
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Section || discusses residential redevelopment problems, evaluates, on 
the basis of past building trends, demand for housing generated within 
the GNRP area; and analyzes the treatment proposed for different resi- 
dential areas of the GNRP. 


Section ||| evaluates commercial redevelopment opportunities and speci- 
Fically concerns itself with retail opportunities against which project 
level planning can proceed. 


Section IV discusses the two smal! industrial areas which will be re- 
tained and their relationship to surrounding land uses. 


Section V briefly evaluates, on the basis of the preceding analysis, 
the Parker Hi1l1l-Fenway GNRP plan. 


Section VI provides an analysis of the three specific problem areas 
within the GNRP. 


Assump tions 


In any report of this nature certain assumptions and qualifications 
must be made at given points in the analysis. These are discussed in 
the appropriate point in the text. 


However, it has also been necessary to establish the following basic 
assumptions and qualifications which underly the entire report: 


1. There will be no general economic decline such as a major 
depression in Boston or the United States in general during 
the time required for the realization of the proposed de- 
velopment plan. 


2. The population of the GNRP will increase at least to the 
extent estimated by the Boston Redevelopment Authori ty 
by 1975. 


3. The general neighborhood renewal area as currently desi- 
gnated will not change significantly in size or shape. 
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SUMMARY OF FINDINGS AND RECOMMENDATIONS 


The Parker Hil|l-Fenway GNRP area, while located in a densely popu- 
lated, close-in area of the city of Boston, is, for the most part, 
substantially separated from other adjoining areas by natural or 
man-made barriers. Therefore, the plan for this GNRP area, from 
the point of view of economic and real estate implications, is ex- 
pected to have only little impact upon other nearby neighborhoods. 
The most important land use in the area is institutional use. The 
basic concepts of the entire plan aim at solving the problems 
created by past institutional growth and channelling future growth 
into logical areas. Besides attempting to find solutions to this 
major problem, the plan proposes to maintain basically the area's 
present land use pattern and to enhance the area through spot 
clearance and rehabilitation of both commercial and residential 
sections. 


The GNRP area's residential sections reflect a strong orientation 
toward the institutions by local residents and the wide range of 
incomes found in the area. Incomes generally are higher in this 
area than in most other projects or GNRP areas within the city. 
Similarly; most of the residential sections are in above average 
condition; only in the southern part of the GNRP area has resi - 
dential deterioration reached a point where it requires immediate 
attention. 


The plan for the residential areas calls primarily for rehabili- 
tation, with clearance limited to areas where it is necessary to 
accommodate institutional growth or where deterioration is so 
advanced as to make rehabilitation impractical. It is believed 
that treatment proposals for the residential areas accurately re- 
Flect the needs of individual residential sections. At the same 
time though, it would appear that the implementation of the re- 
habi litation_program will be difficult and that some areas wil 
have to be cleared rather than rehabilitated as presently planned. 


On the basis of past market and building activity in the Parker 
Hill-Fenway area and in consideration of the future growth of the 
area's institutions, it is expected that the demand for land for 
above average quality apartments will grow at about the same rate 
as the institutions. Similarly, there appears to be a demand for 
land for single family homes provided that such land is available 
in tracts large enough to be of interest to developers who build 
on a commercial basis. 
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The commercial facilities found in the Parker Hill-Fenway area 
basically are limited to the area itself and, unlike the insti- 
tutions, have little city-wide or regional importance. They 

serve day-to-day needs of area residents and are otherwise strongly 
oriented towards the institution oriented population. Only the 
Sears store, ‘automobile row' on Boylston Street, and the com- 
mercial facilities in the Kenmore Square area serve an area larger 
than the immediate Parker Hil|l-Fenway vicinity. 


The demand for land for new convenience retail facilities wil] 
vary to some extent with the degree of clearance in the resi- 
dential areas which will be necessary to the implementation of 

the plan. Under the present plan and assuming its successful im- 
plementation there appears to be little demand for such new faci- 
lities. Similarly, the demand for comparison goods facilities is 
limited by the relatively strong concentration of comparison goods 
facilities in the nearby Back Bay area. The demand for commercial 
use other than retail is expected to make itself felt, if at all, 
in the vicinity of Kenmore Square and can be accommodated on land 
presently zoned for commercial activities. 


Relative to other sections of the city, industrial land use is 
very limited, owing to the area's predominant residential- 
institutional characteristics. The retention of two industrial 
sections within the GNRP area appears to be warranted on account 
of their location near railroad right-of-ways which makes these 
areas unsuitable for most other uses. 


A demand for land for industrial uses cannot be identified on the 
basis of past trends. However, in view of the substantial amount 
of industrial land which will become avai lable in other project 
and GNRP areas and considering the strong competition for indus- 
trial firms by suburban industrial parks, such a demand would ap- 
pear to depend primarily upon the characteristics of the parcels 
created and the uses which will be allowed thereon. 


Generally, the treatment proposals outlined in the plan, pri- 
marily rehabilitation, appear adequate to upgrade the GNRP area. 
However, the implementation of these proposals is expected to be 
a difficult and lengthy process. Planning flexibility will be 
required insofar as certain areas, now planned for rehabilitation, 
may have to be cleared because rehabilitation may not be feasible. 


The city's tax base may be reduced in the short-run as land cur- 
rently in commercial and industrial use is cleared for disposition 
to institutional uses. The extent of the tax loss, however, will 
be dependent in part upon the availability of alternate space 
within the city at rent levels which relocated firms can afford. 
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Over the long-run, the upgrading of the GNRP area through urban 
process will increase the city's tax base as land in the Parker 
Hill-Fenway GNRP becomes more desirable primarily for residential 
purposes. 


Land and floor space allocation in the Parker Hil|l-Fenway GNRP wil 
depend upon the final planning of the area at the project level. In 
order to facilitate such planning, it is recommended that five separ- 
ate studies be made within the concept of project area planning. 
These studies are: 


A. A market analysis of the retail and personal service needs 
of the area. Such an analysis should take into consideration 
not only the firms within the area but also those in surroun- 
ding areas which would affect or be affected by developments 
within the GNRP area. 


B. A survey of the industrial firms which are to be relocated in 
order to assess their relocation needs and to determine whether 
these needs can be met within the GNRP area or the city of 
Boston. The results of such a survey can be used to evaluate 
the effect on the employment base in the GNRP should these 
firms relocate outside the city of Boston. 


C. A special survey of the needs of the Kenmore Square area to 
determine the requirements for additional off-street parking 
facilities and land for expansion purposes by firms which 
will remain in this area. 


D. A housing study in the institutional areas to establish the 
number and especially the location of new housing units which 
will be intraduced into these areas by the several institutions 
involved. This information is needed particularly to establish 
the total demand for commercial retail and service establish- 
ments throughout the GNRP area and the locations from which 
this demand can be most adequately served. 


E. A study aimed at determining the reasons for the lack of resi- 


dential developments in the Mission Hill area in order to de- 
termine whether rehabilitation of the area will be adequate to 
upgrade it or whether more extensive clearance will be necessary. 


The analysis of the three problems areas indicates the following: 


A. The past healthy growth in the Kenmore Square area may be tem- 
porarily slowed as a result of the Prudential Development in 
nearby Back Bay. However, improvements planned through the 
urban renewal process and the growth of the institutions in 
this area are expected to maintain, and over time increase, 
Kenmore Square's basic strength as an institution oriented 
commercial erea. 
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The functions performed by ‘automobile row'' on Boylston Street 
are a necessary part of the services that must be provided to 
the population of any city and appear to be a logical use in 
this area. 


The physical characteristics of Fenway Park are such that its 
usefulness as a structure ceases at such a time as it no longer 
can perform the function for which it was built. It is there- 
fore recommended that the structure be raised and the land used 
for parking or marketed for commercial or industrial uses when 
Fenway Park is no longer needed as a stadium. 


Insofar as it can be anticipated that Sears will! leave their 
current facility on Brookline Avenue, it is recommended that 
the structure be studied for rehabilitation for light manu- 
facturing or heavy commercial uses. It is believed that such 
a re-use would be feasible in terms of marketability and have 
the advantage of maintaining the tax revenues provided by the 
Sears building. 
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“SECTION | 


THE GNRP AREA AND ITS NEIGHBORHOOD 


The Parker Hi1l1l-Fenway General Neighborhood Renewal Plan encompasses 

an area of approximately one and one-half square miles which is lo- 

cated some two and one-half miles west-southwest of Boston's central 
business district. As shown on the map opposite, the area is bounded 

on the north by the Charles River, on the west by the Boston-Brookline 
city line, on the south by Heath Street, and on the east by Massachusetts 
Avenue and the right-of-way of the New York, New Haven and Hartford 
Railroad. 


While the Parker Hill-Fenway area is readily accessible from downtown 
Boston via the James J. Storrow Memorial Drive and Commonwealth Ave- 
nue and from points north of the Charles River via the Harvard Bridge 
and Massachusetts Avenue, the area is, to a large extent, an economic 
and social unit separated for the most part from other nearby or ad- 
joining areas. The Charles River forms an effective northern boundary, 
as does the Muddy River and the Riverside Line of the Metropolitan 
Transit Authority to the west, towards Brookline. The GNRP also is 
separated from nearby Roxbury in the southeast by the right-of-way of 
the New York, New Haven and Hartford Railroad. Only to the south, the 
northwest, and especially the northeast, along Massachusetts Avenue, 
is the area tied economically to other neighborhoods. 


In view of this relationship of the GNRP area to adjacent areas, any 
renewal activity within this area will have an impact upon adjoining 
areas only in locations where these economic ties exist; and because 


of the weakness of the ties the economic impact will be slight. Simi- 
larly, renewal activity in adjacent areas will only influence the 
Parker Hill-Fenway area along these sections. Thus, while renewal! 


activities in Back Bay, i.e. the Prudential Center, are expected to 
have a long-run impact upon the northeastern section of the Parker 
Hill-Fenway area, (along Massachusetts Avenue) little benefit is ex- 
pected to accrue the Parker Hill-Fenway area as a result of renewal 
activity in Roxbury (Washington Park). Since most renewal activities 
in the GNRP area are planned in sections which are strongly separated 
from adjoining neighborhoods, planning can be limited, for the most 
part, to the potentials and needs of the GNRP area proper. 


Present internal traffic circulation is inadequate to properly serve 

the area as a whole. Two of the major streets in the area, Huntington 
and Commonwealth Avenues, serve as major through arterials to the 
Boston CBD. The resulting mixture of through traffic and local traffic, 
coupled with a general lack of adequate and conveniently located park- 
ing facilities throughout the area, results in undesirable traffic con- 
gestion. 
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Future highway developments, however, are expected to substantially 
alleviate many of these traffic problems. Presently under construction, 
in the northern part of the GNRP area along the right-of-way of the 
Boston and Albany Railroad, is the Massachusetts Turnpike Extension 
which, while increasing the traffic flow through the area, is expected 
to result in a decrease of through traffic on local streets. Similarly, 
the proposed Inner Belt which will pass through the area just south of 
the Fens as well as the proposed Southwest Expressway planned just out- 
Side of the area along the right-of-way of the New York, New Haven and 
Hartford Railroad, are expected to benefit the Parker Hill-Fenway area. 
At the same time, these major traffic arterials will provide convenient 
access to all parts of the Boston metropolitan area for firms located 
in, and residents of, the GNRP area. 


While the institutional expansjon in the area will result in an in- 
crease in local traffic over time, this increase is expected to be more 
than offset by a decrease in through traffic. Additionally, it is ex- 
pected that local traffic will flow more rapidly and smoothly as a re- 
sult of the provision, of the redevelopment plan regarding off-street 
parking facilities and off-street loading docks for commercial and in- 
dustrial firms as well as the institutions in the GNRP area. 


The Parker Hill-Fenway GNRP area is well served, for the most part, by 
public transportation facilities. A rapid transit line, street cars, 
and bus lines which serve the total area allow local residents to reach 
downtown Boston or any other part of the city within relatively short 
time. 


POPULATION CHARACTERISTICS 


Based on figures provided by the Boston Redevelopment Authority, the 
Parker Hill-Fenway GNRP area had a population of 45,135 in 1960. This 
is a decline of about 9.7% from the 1950 population of 49,965. While 
the future population level inithe area will be dependent upon the de- 
gree of success in implementing the proposed renewal and rehabilitation 
plans, it is estimated that the future population of the total] GNRP 
area will be slightly less than 47,000 persons. 


Per capita incomes in the GNRP area are estimated to have amounted to 
approximately $1,750 in 1959. This is low when compared to the average 
of the city of Boston ($1,815) and the Boston SMSA* ($2,070). However, 
while the per capita income in the area is somewhat lower than the 
averages for the city and the SMSA, it is substantially higher than in 
all other GNRP or project areas now under study with the exception of 
Back Bay. Added to this the fact that unrelated individuals, whose per 
capita incomes generally are substantially lower than per capita incomes 
for members of families, comprise 42% of the Parker Hi11-Fenway GNRP 
area population (as compared to 15% in the city, and 9% in the SMSA), 


* Standard Metropolitan Statistical Area 
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the area must be assessed as an above average income area. Income 
levels are not, however, distributed uniformly throughout GNRP. Gen- 
erally, residents in the northern part of the area have the highest 
incomes, those residing in the middle part, the area which will be 
Project |, the lowest. 


Occupational skills of the labor force residing within the area vary 
substantially, with both extremes, the unskilled and the highly skilled, 
predominating. Thus, of a total of approximately 22,460 persons who re- 
side in the area and are employed, roughly 40% are employed in the un- 
skilled categories, i.e. clerical, laborers, private household workers, 
and service workers. However, another 41% are classified as profes- 
sional, technical, educational, and kindred workers. This wide range 
of skills is believed to be the result of the predominantly insti tu- 
tional character of the area, for institutions, while requiring some 

of the most highly skilled personnel, also provide ample employment 
opportunities for many general classifications of unskilled labor. A 
relatively high proportion of people working in the GNRP are presumed 
to live within the area. As indicated in Table |, approximately 20%, 
as compared with 14% in the city and 11% in the SMSA, are able to walk 
to their place of work. While it cannot be ascertained, on the basis 
of data available at this time, whether these are primarily the un- 
skilled people of the area whose relatively low incomes force them to 
live near their place of work or whether these are the higher skilled 
who like the area or find it necessary and convenient to be close to 
their jobs, the plan for the GNRP area nevertheless must recognize 

this fact. It is believed that both groups, the unskilled as well as 
the skilled, live by choice in the Parker Hil!l-Fenway area. The wide 
ranges of income levels tend to substantiate this viewpoint. 


TABLE | 


MEANS OF TRANSPORTATION TO PLACE OF 
EMPLOYMENT OF BOSTON AREA RESIDENTS 





Private Car Bus, Subway 
(incl. carpool) or Elevated Walk 
Residents of Boston SMSA 5 8%, 22% 11% 
Residents of City of Boston LO% 47%, 14% 
Residents of Parker Hi11! GNRP 23% 35% 20% 


SOURCE: U. S. Census of Population, 1960. 
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LAND USES IN THE PARKER HILL-FENWAY GNRP 





Besides residential land use, institutional use is by far the most 


significant land use in the GNRP area, as is shown in Table Il. The 
insitutions located here not only have made Boston a wor|d-renowned 
center of medicine and education but also are the Parker Hi1!1-Fenway 


area's major economic asset. At the same time, they are responsible 
for some of the problems which the current plan is trying to solve. 


lt is believed that the substantial amount of work and planning already 
undertaken to date* has put these institutions into proper frame of re- 
ference relative to the city of Boston and to the entire region. Simi- 
larly, the plan recognizes and provides for the needs of these insti tu- 
tions in terms of room for expansion and attempts to channel this insti- 
tutional growth into logical adjoining areas. 


TABLE II 


LAND USE IN THE GNRP AREA 





Land Use Percent 
Residential 23.7% 
Commercial, including parking 13.9 
Industrial, including wholesale 4.2 
Insti tutional 24. | 
Parks and Playgrounds 10.2 
Streets and ways 23.9 

100.0% 





The relative importance of other land uses, i.e. industrial and com- 
mercial is also indicated by the number of firms in these categories 
which are located in the Parker Hill-Fenway area. This is shown in 
Table |1! which breaks these uses down by the Standard Industrial 
Classification Code. 


* See Municipal and Institutional Relations Within Boston, by 
T. H. Levi, October, 1962. 
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TABLE II 


COMMERCIAL & INDUSTRIAL ESTABLISHMENTS 
IN THE 
PARKER H|ILL-FENWAY GNRP 


Number of % of Total 

USE (SIC CODE) Establishments Establishments 
INDUSTRIAL 163 24 . 8% 
Manufacturing (19-39) 74 11.3% 

Wholesale (50) 62 9.4% 

Other (15-17, 41-49) 27 1% 
COMMERCIAL (Non-Of fice) 493 75.2% 
Retail (52-59) 310 L7 . 2% 

Services (72-76) 170 25 .% 

Amusements (78,79) 8 |. 2% 

Hotels (70) 5 . 8% 

TOTAL 656 100.0% 

In interpreting the data in Table II], it is important to note that these 


are based upon an inventory of land uses in the project area which is ex- 
pressed in general terms by the type and frequency of economic uses pre- 
sently found there. While these data are sufficient for GNRP planning 
purposes, they are only a framework for future planning work at the pro- 
ject level. At the project level, a complete inventory of firms within 
each project and an estimate of the square footage occupied will have 

to be arrived at through detailed inspections and interviews with each 
firm when necessary. The following summary of principal land uses wi th- 
in the area are therefore grouped for present (i.e., GNRP) planning pur- 
poses: 


A. Institutional land use is by far the single most extensive 
land use in the GNRP area. The insitutions, many of which 
are rapidly expanding, generally lie in the area south of 
the Fens and, for the most part, north of Huntington Avenue; 
some are located along Commonwealth Avenue. 


B. Industrial land use is found primarily along the right-of -way 
of the New York, New Haven and Hartford Railroad and in an 
area north of Boylston Street and south of the right-of-way of 
the Massachusetts Turnpike Extension. 








C. Commercial land use is interspersed throughout the area but 
is a principal use in the Kenmore Square area, along 
Massachusetts Avenue, on either side of Boylston Street, and 


along Tremont Street. 


D. Residential land use is found primarily north of the Fens, 
where it is mixed with the other above-mentioned uses, and 
in an area east of Huntington Avenue and south of Ruggles 


Street. 


The individual land use types are therefore well grouped and are easily 
identifiable with respect to their economic functions. 
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SECTION IL 


RESIDENTIAL REDEVELOPMENT OPPORTUNITIES IN THE GNRP 





[In order to be able to properly evaluate the commercial, industrial, 
and institutional land uses in the Parker Hill-Fenway General Nei ghbor- 
hood Renewal Project, as proposed in the preliminary development plan, 
an analysis of the present residential character of the area, and more 
importantly, and assessment of the future residential makeup of this 
GNRP is a prerequisite. There is, of course, an interdependence be- 
tween residential and other uses which runs both ways. Both the indus-~ 
trial and commercial facilities operating in the area, and especially 
the institutions located there, have influenced its residential pre- 
sent day character. They will continue to have bearing upon the future 
character of the area, the type of residential facilities that may be 
required by area residents, and the dwelling density. In turn, the 
character of the area (high-density versus low-density, multi-family 
versus single-family) will influence the amount and type of commercial 
space required to adequately serve local needs. Thus, particularly as 
concerns commercial redevelopment planning, an assessment of the resi- 
dential potential of the GNRP is a necessity. 


This section of the report, therefore, will evaluate the residential 
redevelopment proposals expressed in the redevelopment plan of 
September, 1963. A brief review of post-war residential building 
activity in the city of Boston in general, and in the Parker Hill- 
Fenway area in particular, will serve as a background for this evalu- 
ation. Past residential building activity is an expression of past de- 
mands for certain types of accommodations. Similarly, the lack of de- 
velopment of given types of residential facilities raises the question 
as to why such development has not occurred and, most significantly, 
whether such development should be encouraged through the redevelop- 
ment process. Against this general background a discussion of the 
advantages and disadvantages of rehabilitation and clearance, as well 
as the opportunities created under these two alternate courses of 
action available, will precede a more detailed analysis of each resi- 
dential area. This analysis will discuss such factors as the degree 
of deterioration presently found in these area, building ownership 
characteristics, rent levels, and average values of dwelling units, 
insofar as these factors have a bearing upon the decision to either 
rehabilitate an area or to plan for more extensive clearance. 


Past Building Activity in the City of Boston 


An analysis of residential building permits issued by the city of 
Boston reflects substantial activity since the end of World War I1. 
During the seventeen years (1946-1962) a total of 24,400 residential 
building permits were issued. Of these 6,260 were for single fami ly 
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units, and 18,140 for multi-family units (two or more dwelling units per 
structure). While exact data as to the number of permits actually used 
is not available, it is estimated by local authorities that on the aver- 
age, about 95 percent of the permits issued have resulted in construction. 
On this basis, it is estimated that approximately 6,000 new single fami ly 
homes and in excess of 17,000 multi-family units have been developed in 
the city of Boston since 1945. Thus, housing units constructed since the 
close of World War || amount to approximately 10 percent of the city's 
total supply. 


Bui lding permit data also indicates that this new construction cost ap- 
proximately $212 million, of which $57 million was for single fami ly 
units and $155 million for multi-family dwellings. Experience elsewhere 
indicates that building permit construction cost estimates are approxi - 
mately 70 percent of the actual construction cost. Thus, it is believed 
that total residential construction expenditures made in the city over 
the past seventeen years amounted to roughly $300 million. On this ad- 
justed basis, average construction costs per single family dwelling unit 
amounts to about $13,050, with Sone tras pon costs per multi-family 
dwelling unit averaging about $12,150. 


An estimate of past building activity in the Parker Hill-Fenway area 

was arrived at by checking building permits issued in the past two years 
on a ward by ward basis. Again adjusted for the under-estimate in con- 
struction costs made by the building permit office, it is estimated 

that actual construction expenditures made in the four wards which lie 
at least partly in the GNRP area amounted to over $61 million over the 
past seventeen years. With the exception of about $200,000, these funds 
were expended for multi-family dwellings. While the exact a oe of 
dwelling units developed in this area cannot be ascertained, 2 it is 
estimated that over 4,000 multi-family units and less than 20 single- 
family dwellings were developed. Average construction costs for single- 
family dwellings and multi-family a are estimated to amount to 
$17,500 and $13,800, respectively. 3 


lt must be kept in mind that these four wards lie only partly in the 
GNRP area. Specifically, about 60 percent of ward 4, roughly 30 per- 
cent of ward 5, approximately 50 percent of ward 10, and only 10 per- 
cent of Ward 21 fall into the GNRP area. On a percentage basis, then, 
about 40 percent of the total area of these four wards is located in 


1) For full details, consult Appendix |. 


2) Due to the fact that the number of dwelling units are not broken 
down on ward by ward basis for two years. 
3) For details, consult Appendix ||. 
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the GNRP area. Therefore, it is estimated that within the Parker Hill- 
Fenway GNRP area proper about eight single-family units and 1,600 multi- 
family units have been constructed since the close of World War II. . 
A comparison of past construction activity in the general Parker Hill- 
Fenway area with that of the city of Boston as a whole reveals two signi- 
ficant differences. First, while in the city of Boston the number of 
single family units built amounts to about 25 percent of all the units 
developed, residential development activity in the Parker Hi11-Fenway 
area has been limited almost exclusively to multi-family units. Only 
about > percent of all new units in this area are single-family dwellings. 
Second, average construction costs of both single and multi-family units 
are higher in the Parker Hil]l-Fenway area than in the city as a whole. 


These data suggest that in the general Parker Hil|l-Fenway area there has 
been a higher than average demand for above average quality apartments. 
lt is reasonable to assume that a substantial part of this demand has 
been exerted by people employed by or otherwise associated with the 
numerous institutions in this area. Furthermore, the relative proxi - 
mity of the area to downtown Boston, in terms of access rather than 
distance, may have been a contributing factor. 


lt is believed that the absence of development of single-family units 
is not a lack of demand for such units, but rather the result of a com- 
bination of the following factors: 


1. Development of single-family homes on a large scale commercial 
basis requires tracts of land of a size which have not been 
available in the Parker Hill-Fenway area. 


2. The neighborhoods where, on odd lots, the development of 
single-family homes by individuals is possible, are generally 
unattractive and consequently would not induce such develop- 
ments. A large multi-family structure to some extent creates 
its own environment and therefore may have an upgrading in- 
fluence upon its neighborhood. In contrast, a new single- 
fami ly home in an old deteriorating neighborhood carries too 
small an impact to create its own environment and has, at 
best, an extremely limited upgrading impact. Such houses 
may be difficult to resell once the original occupant decides 
to move out and,for this reason, the financing of such houses 
is very difficult. This fact is considered to have been a 
major deterrant to the development of single-family homes in 
this area. 


3. Many of these odd vacant lots are held by the city of Boston 
as tax-title properties. This may have made them appear un- 
available to individuals contemplating the construction of a 
new home in this area. This, coupled with the above outlined 
difficulties of financing, may account for the lack of develop- 
ment by private individuals. 
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4. Finally, the GNRP area, with the exception of the Mission Hill- 
Parker Hill section, is one of multi-family structures and, 
therefore, not generally attractive for single-family units. 
Also, land prices probably are too high for large-scale single- 
fami ly developments. 


In consideration of the fact that the institutions in the area are ex- 
pected to continue to grow (Levi Report) which will result in an increase 
in the number of people employed by or otherwise associated with them, it 
is expected that the demand for slightly above average quality apart- 
ments will grow at about the same rate. Similarly, these growing in- 
stitutions will provide additional employment for unskilled personnel ; 
plus, the demand for housing for lower-income residents is expected to 
increase also. 


Similarly, it is believed that there will be a demand for land for single- 
family homes, provided that such land is made available in tracts large 
enough to be of interest to developers who build on a commercial basis. 
Groups of new homes, developed on such tracts, could be expected to have 
an upgrading impact upon adjoining residential areas. 


Within the framework of the preceding discussion, an analysis of the 
treatment proposal for the residential areas of the GNRP indicates that 
rehabilitation and conservation is planned for all residential areas 
with the exception of a) two small ones in Project | which will be 
cleared to provide expansion space for institutions, and b) most of the 
area south of Fisher Avenue (Area 2B). In the process of analyzing 
these proposals, it becomes apparent that a number of factors will have 
a bearing upon the decision to either clear or rehabilitate, and also 
will influence to a major extent the degree of success which can be ex- 
pected in carrying out the program. These factors are discussed in de- 
tail below. 


|. The Economic Characteristics of GNRP Area Residents 


Since one of the goals of the proposed plan is to conserve and rehabi- 
litate the residential areas and to maintain as much as possible their 
present character, the plan anticipates to hold population relocation 
both within the GNRP area and especially out of the area to a minimum. 
Thus, the rehabilitation or clearance proposals must be considered in 
light of the population characteristics in each of the areas. The rent~- 
paying ability of people now residing there will be one factor in de- 
termining the course of action to be taken. In some areas, rent paying 
capacity of residents is so low as not to allow them to occupy new, 
privately developed, housing. Thus, if clearance is proposed for such 
an area, and if present residents are to be retained there, some type 

of subsidized housing will have to be developed. This, of course, would 
substantially alter the present characteristics of an area, not only in 
terms of architectural, but more importantly, in terms of population 
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characteristics. This could be expected since some people in the area 
would not want to move into subsidized housing, while at the same time, 
people now residing in other areas of the city would move in. 


2. Structural Condition of Housing 


Another major factor influencing the decision to either rehabilitate 
or clear is the structural condition of housing in the area. While com- 


petent architects and engineers will have to determine on the project 
level which buildings can be physically rehabilitated, the extent of 
deterioration in any area will influence the chances for successful re- 


habilitation. For, if spot clearance, hopefully followed by new con- 
struction, is extensive because a large percentage of buildings cannot 
be structurally rehabilitated, an area may lose its identity and char- 
acteristics. When this is the case, perhaps more extensive clearance 
is warranted in order to create tracts of land large enough to be of in- 
terest to private developers. 


3. Owner Versus Renter Occupancy 


Rehabilitation on a voluntary basis by owners with assistance from the 
city is probably more readily accomplished in areas of owner occupied 
dwelling units than in areas where most dwelling units are renter oc~ 
cupied. in the latter areas buildings are investment properties held 
by absentee or socially disinterested landlords as investments.* Un- 
less the cost of rehabilitation can be passed on to the tenants (which 
in itself might result in a significant population change) or unless 
through more favorable refinancing of the entire property including 
the improvements the rate of return on the owner's equity can be main- 
tained, voluntary rehabilitation b the landlord is unlikely. The ways 
and means of financing rehabilitation (which to a great extent will be 
dependent upon the attitudes of local financial institutions) will in 
the final instance be the most significant factor in the success of 
such a program. Thus, in all likelihood, in areas of high renter oc-~ 
cupancy, the city itself will probably have to take effective leader- 
ship in the rehabilitation program. 


* Data available from other sources indicates that in many instances 
deteriorating properties are administered by trustees under such 
restrictive provisions with regard to cash flow requirements that 
repairs cannot be made. 
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4. Existing Vacant Land in Rehabilitation Areas 


A special problem is posed by a substantial number of vacant lots in 
some residential areas of the GNRP area which are tentatively pro- 
grammed for rehabilitation. The lack of development on this land, in 
this close-in location, is a direct indication that private developers 
have either been disinterested in developments in these areas or have not 
been able to acquire the vacant land. To some extent, the deteriorating 
neighborhoods may account for this. Additionally though, developers 
generally prefer large tracts of land and shy away from small odd lots. 
Thus, in areas where there is a substantial amount of vacant land and 
where, additionally, a substantial number of buildings have to be de- 
molished because of structural deterioration, consideration should be 
given to clear rather than rehabilitate some buildings even though from 
a structural viewpoint they could be rehabilitated. In this way, tracts 
of land large enough to be of interest to private developers can be 
created. This type of planning would appear to result in faster and 
better development than a plan which retains a large number of odd smal] 
lots in a rehabilitation area, These lots, if not developed, can soon 
be expected to rever to their uncared for conditions and will be eye- 
sores in otherwise rehabilitated areas. Possibly they will be a deter- 
rant to rehabilitation. 


Against the above outlined considerations which will have a bearing on 
the decision to either rehabilitate or clear, the following area by area 
evaluation of specific treatment proposals for residential neighborhoods 
in the GNRP area is made. These residential areas are indicated on the 
facing map. Specific statistical data referred to in the following par- 
agraphs will be found in Appendix I1/!. 


Residential Areas and Treatment Proposals 
Proposes Project | 


The only residential area which will be retained in proposed Project | 

is area IRI which is located in the northeast corner of the project. 

Two smaller residential! areas in the southwest and southeast of proposed 
Project | are to be cleared to provide expansion space for institutions. 
The clearance of these areas is the result of a policy decision and is 
intended to channel institutional expansion into logical adjoining areas. 


Plans call for the conservation and rehabilitation of Area IRI, which con- 
tains about 3,700 dwelling units. These are primarily apartment bui!ld- 
ings and converted row houses. The area houses an estimated 6,200 people, 
many of them students, single people, and elderly persons. 


Based upon census data, (t is estimated that about 88% of the structures 
in this area are sound, | the rest are deteriorating. 


1) The terms "'sound'','"deteriorating'', and ''di lapidated'' are census 
definitions. 
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Area IRI has an extremely low owner occupancy rate (only 2% of all 
dwelling units are owner occupied) and a vacancy rate equal to the 
average of the Parker Hil|l-Fenway area of 7%. The renter occupancy 
rate of 91% is the highest in the GNRP area with the exception of 
Area 2R3 where it is 96%. Average family income of $4,600 is low 
relative to other residential areas. This is a reflection of the 
area's special population characteristics. 


While rehabilitation of Area IRI appears to be the warranted course 

of action, the degree of deterioration which has already occurred wi l| 
require extensive rehabilitation. Absentee or socially indifferent 
landlords, and the relatively low incomes which limit the rent paying 
capacity of local residents, suggest that implementation of the re- 
habilitation plan will be difficult. It is likely that 4 program of 
voluntary rehabilitation on the part of landlords will not succeed un- 
less favorable financing for such rehabilitation can be arranged as 

a part of the program. I!t_is expected that, ultimately, the city will 
have to acquire a substantial portion of properties in this area and 
undertake their rehabilitation. The rent levels, comparatively high, 
suggests that there exists a strong demand in this area, probably 
exerted primarily by students, for the type of accommodations found 
there presently. At the same time, it is not expected that people 
exerting this demand could pay substantially higher rents. Thus, 
rehabilitation rather than extensive clearance followed by new con~ 
struction appears to be the proper course of action. Such rehabili- 
tation is expected to result in a slight population increase wi thin 
Area IRI. 


Proposed Project Il 


This proposed project contains four residential areas of which three 
are planned for rehabilitation and one for clearance. 


The largest of the four areas, Area 2Rl, houses about 7,200 persons. 
Many factors indicate. that rehabilitation of this area is feasible. 
At the same time, clearance of certain blocks and small parts of 
Area 2RI may not only be desirable but necessary to the implementation 
of the rehabilitation plan. Of the area's 2,100 dwelling units, ap~ 
proximately 69% are classified as sound, 25% as deteriorating and 6% 
as dilapidated. The proportion of frame structures, as opposed to 
masonry structures, is very high (72.9%); higher than in any other 
area except Area 2B. This is considered to be at least one reason 
for the deterioration which has already occurred. Additionally, the 
advisability of rehabilitating frame structures of an age found in 
this area is more questionable than the rehabilitation of masonry 
structures of an equal age. 


While 73% of the dwelling units are renter occupied, the 20% owner 


occupancy is as high or higher than that found in any of the other 
residential areas within the GNRP. Additionally, the average family 
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income of approximately $6,000 is higher than in all areas except 
Area 3R3 and 3R4. This relatively high family income is considered 
to be directly related to the ownership characteristics and fami ly 
orientation of this neighborhood. 


While the above factors indicate that rehabilitation and spot clear- 
ance are the proper approach to this area, it would appear that the ex- 
tensive number of vacant lots will make implementation of the plan diffi- 
cult. The development of these lots is considered to be necessary if 
the area is to be substantially upgraded. It is believed that the rea- 
sons for a lack of development lie in the fact that the area has been 
deteriorating for some time, and in the absence of tracts of land large 
enough to be of interest (or possibly available) to developers. While 
the rehabilitation process and the resulting upgrading of the neighbor- 
hood should make small odd lots in this area more readily marketable, 
these still are not expected to be, on account of their generally smal! 
size, of significant interest to developers. For this reason, consider- 
ation should be given to plan Area 2RI for clearance in those blocks 
where there are a substantial number of vacant lots and where, addi- 
tionally, a majority of buildings are in need of rehabilitation. By 
creating large enough tracts of land some new construction could be 
encouraged. At the same time a situation could be avoided in which 
newly rehabilitated buildings would be separated by unkept vacant lots. 


In summary, while the plan to rehabilitate rather than clear Area 2Rl 
appears to be the sound approach, the implementation of the plan wil] 
be dependent upon the extent to which vacant land in the area can be 
successfully developed. While development of this land is highly pro- 
bable if numerous small lots lying in the same general vicinity can be 
consolidated into sizeable land areas by clearing some structures, a 
market for these lots, as they now exist, cannot be ascertained on the 
basis of past trends and past market activity. 


Area 2B which lies on the south slope of Parker Hill is planned for 
clearance and new development. This area has by far the highest pro- 
portion of deteriorated (49%) and dilapidated (6%) structures. How- 
ever, the average family income of approximately $5,500 is higher than 
in some other areas of the GNRP, reflecting again the family orientation 
and ownership characteristics of this area. 


In view of the fact that practically all structures (98.7%) are of 
frame construction (which raises the question as to the desirability 
and advisability of rehabilitation in long-run planning), and further- 
more considering the degree of deterioration which has already occurred 
and the land which is presently vacant, clearance of this area seems to 
be a preferable course of action than an attempt at rehabilitation. 
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This area presently houses approximately 1,560 persons whose economic 
and social characteristics are not substantially different from those 
found in Area 2Rl. Thus, families who may not be able to pay the rents 
of private housing which may be constructed in this area and who, at the 
same time, would not qualify for or would not desire to move into sub- 
sidized housing (another development alternative), could be relocated 
into rehabilitated housing in Area 2R]. Such relocation, into an area 
in the same general neighborhood and of similar economic and social char- 
acteristics, would preserve the identity and characteristics of the 
Parker Hill community. However, the specific problems of such reloce- 
tion will have to be solved on the project level. 


Area 2R2 contains approximately 170 dwelling units of which 99% are con- 
sidered sound. Twenty per cent of these are owner occupied and the 
average family income approximates that found in Areas 2RIl and 2B. It 
is believed that rehabilitation of this area should not present any 
insurmountable problems since owner occupancy is high and since this 
area has one of the highest proportion of sound structures of any area 
in the GNRP. 


Area 2R3 contains two public housing projects which, while for the most 
part structurally sound, require additional recreation areas for their 
occupants. This need is expected to be met either within Area 2R3 or in 
the adjoining Area 2CF4. No significant change in population is expected 
in this area. 


Proposed Project I!1] 


This proposed project: contains four residential areas all of which are 
planned to be rehabilitated. Three of these areas are classified as 
virtually 100% sound; only Area 3RI has a substantial percentage of 
deteriorated dwelling units (31%). Conservation and rehabilitation 
treatment appears to be the warranted course of action in this project 
area. 


Voluntary rehabilitation on the part of property owners is more likely 
in the residential areas of proposed Project I/| than in any of the other 
projects. All of these areas are close to such amenities as the Charles 
River and the Fens and two adjoin desirable residential neighborhoods 

in Back Bay. Average rents paid in these areas are substantially 

higher than in areas previously discussed. Thus, it is expected that 
the cost of privately undertaken rehabilitation can, if necessary, be 
passed on to tenants without changing to any significant extent the 
present population pattern. While the vacancy rate in Areas 3R3 and 

3R4 is high, it appears that this is the result of high rents in new 
apartments rather than structural deficiencies of area's dwelling units. 
Of the four areas, Area 3Rl is expected to be the most difficult to 
rehabilitate, but rehabilitation in this project as a whole should be 
substantially easier than in Projects | or I1. 


- 15 - 


a oe or wy ae 

. “de i oY. oe 
Pv "ke Si ele fel Fi i: 

tee oft DB istie: iam 1°) 
ee mel ape 

yey 6 een ; i [oe ip ies | oP 
 potip Re ige tan) epee, i wip F y = yp io 
— = ig hel aie wii 


af 


oa ee on Thies ona’ | 


Smt egal: stceme [ite 2 oos 2 ru 


in GS ang 18) sm a1 = mon 
l. . ary > oat ; Diigo zg 


eo Pe err se © 


SS eS ee fait: ome — a’ 


m—iq o at Lip, 

i iors wn) eae 8G 

may fi, | s gels ta 
if hid Gal FP! * 


t 


* mae =s "1 7+ (=a ‘Ss 
_— baw & Si: o EY 
AL? Ya8 ats "es jnnt 

- Wb df Eire, Given et 
[= beset aed os) mee bdiom 


| Cai pet | over i 
‘rel rill ae fae AP Pe” “7 ' 
| Py ais ct hihi fe @ 
itis : = PTD cuts sme * pita 
2 wi le Seis gH yer pumpigs 
all pmabe ia? (| ’ Lo 
er eee | 
a wait 
ae PRP oe i* 


all Se cwltiane 4 
- eo } ; ~ 





Since the purpose of the plan is rehabilitation where possible rather 
than clearance, population changes are expected to be minor and gradual. 
Only in Areas 2Rl and 2B, and possibly 2R2, could substantial population 
changes take place. The extent of these changes will vary with the de- 
gree of success in implementing the treatment proposals planned for these 
areas. Should the rehabilitation program in Area 2R1 be successful, a 
population increase there is highly probable. Similarly, depending upon 
the type of developments which will occur in Area 2B, population there 
could increase. For this reason, the population estimates made by the 
Boston Redevelopment Authority appear reasonable. They may, under the 
assumption that the rehabilitation process in proposed Project !i is 
highly successful, slightly under-estimate the population for this area. 
However, these projections, shown in Table IV, appear adequate for pre- 
sent purposes and can stil] be refined on the project level if need be. 
They will form the basis for the retail analysis which follows in the 
next section. 





TABLE IV 
POPULATION IN THE GNRP, 1960 - | 
1960 1975 
Proposed Project | 14,248 12,398 
Proposed Project !| 15,783 19,910 
Proposed Project !1| 15,104 14,482 
GNRP TOTAL ; 45 135 46.790 


In summary, on the basis of the economic charactistics of residents 
within any of the residential treatment areas, the structural condition 
of housing, the ownership and occupancy characteristics, end the exis- 
ting vacant land in some areas, it appears that the present plan is a 
proper approach to the revitalization of residential neighborhoods in 
the Parker Hill-Fenway GNRP area. Implementation of the plan is ex- 
pected to be difficult in all residential areas and especially so in 
the southern part of the GNRP area. Flexibility in planning will be 
necessary to allow more clearance than now planned if and when it be- 
comes apparent that such clearance is required in order to make re- 
habi litation of adjoining neighborhoods economical ly feasible. 
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SECTION III 


COMMERCIAL REDEVELOPMENT OPPORTUNITIES 


In order to properly understand the type and distribution of commercial 
facilities presently found within the Parker Hill-Fenway GNRP and, more 
importantly, to property plan for the future, it must be kept in mind 
that the GNRP area, from a viewpoint of the existing pattern and future 
redevelopment opportunities, consists in effect of three sub-areas which 
correspond approximately with the three proposed project areas. Each of 
these sub-areas has unique economic and social characteristics which 

have contributed to the type and distribution of commercial facilities 
found there. Furthermore, the proposed plan will tend to further separ- 
ate these areas in terms of their social and economic characteristics and 
therefore recognition must be given to the fact that commercial redevelop- 
ment opportunities are closely tied to them. Thus, the northernmost area 
(approximately Project l11) is a relatively high income area and has an 
exceptionally large proportion of unrelated individuals. Because of 
these factors, the expenditure pattern of residents of this area is now, 
and will continue to be, substantially different from the expendi ture 
pattern of residents.in the general area south of Huntington Avenue which 
has a high proportion of medium income families whose expendi ture pattern 
is much more of a ''normal'' pattern. In contrast to these two areas is 
Project Area | which houses primarily middle and lower income fami lies 
whose expenditure pattern again is different from that found in the other 


two. 


The differences in population characteristics now existing within these 
areas will, to some extent, be widened through the present plan. Thus, 
the southern part of the GNRP area is planned primarily as a family area 
which will be strongly separated°= from the northernmost part of the GNRP 
area by predominantly institutional land use within proposed Project |. 
The limited access expressways planned or under construction (Inner Belt 
route and Massachusetts Turnpike Extension) which will run in an east~ 
west direction, will further physically separate these areas. 


The present retail pattern is the result of these differences in popu- 
lation characteristics. Similarly the future facilities will have to be 
developed in recognition of these factors. 


As pointed out previously the Parker Hil|l-Fenway GNRP area is, from a 
viewpoint of retail development opportunities, separated along most of 

its boundaries from adjoining neighborhoods. The planned street pattern 
will further split the total GNRP into a number of small areas separated 
from other areas. For this reason, it is believed that the only type of 
facilities which should be included in the plan area are convenience faci- 
lities. This holds especially true since the Back Bay area, the only 

area with which the Parker Hill area has strong economic ties, already 
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has a well established comparison goods strip along Newberry Street. 
Furthermore, the Prudential Center, which is to include a substantial 
amount of quality comparison goods retail space, will strengthen Back 
Bay as a commercial center which will draw part of its trade from the 
Parker Hill-Fenway area, thus reducing development opportunities there. 
Granted that new expressway developments will make the Parker Hi ll- 
Fenway area highly accessible, thus allowing residents of fairly dis- 
tant areas to get there within a short time, these same expressways 
will make it equally convenient for area residents to do their shop- 
ping elsewhere. Added to this the fact that the Boston CBD is pre- 
sently relatively strong and is expected to become even stronger 
through redevelopment activities, the opportunities available to major 
(comparison retail facilities appear to be so limited as to preclude 
their development. Thus, while the plan proposes a shopping center 
(presumably comparison) at the intersection of Heath Street and the 
planned southwest expressway (in or close to Area 2C), the feasibility 
of its development will depend upon such factors as the degree of 
clearance of retail facilities in the immediate vicinity, the degree 
of success in the rehabilitating existing facilities, and the extent 
of new developments in the Roxbury area, especially within the 
Washington Park Project Area. While these factors will have to be 
assessed on the project level at which time they may, under new circum- 
stances, invalidate present reasoning, it would appear now that, as a 
general rule, no substantial amount of comparison goods shopping faci- 
lities should be planned for any part of the Parker Hill-Fenway area. 


For purposes of evaluating the types and distribution of retai| faci- 
lities found in the GNRP area, and in order to meaningfully discuss 

the convenience retail opportunities which may result from the redeve-~ 
lopment process, the Parker Hill-Fenway area has been divided into 

what will be convenience retail trade areas once the planned express~- 
ways have been completed. The types and distribution of retail stores 
presently found in the area has been determined on the basis of a field 
survey.* Retail opportunities which may be available in each of these 
areas as a result of the development process have been assessed on the 
basis of a) the population which is expected to reside there after the 
development, b) the expenditure patterns expected of these populations 
as a result of its income and social characteristics, and c) the strength 
of competing facilities, both in the Boston CBD and in other nearby 
areas such as the Back Bay retai| district. 


In determining the total opportunity available in each area, it has 
been assumed, for purposes of the analysis, that all existing retai | 


space will be cleared. However, since the plan calls for rehabili- 
tation rather than clearance, it is recognized that a substantial 
number of stores presently operating will be retained and rehabi li tated 


and that the sales potential generated by area residents, therefore, 

will be absorbed by both old, rehabilitated stores as well as new faci- 
lities. The specific balance between rehabilitated and new space must be 
determined will be absorbed by both old, rehabilitated and new space must 
be determined on the project level. However, owing to the fact that new 
stores, in order to warrant construction, have to achieve annual per 


* For details see Appendix V. 
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square foot sales which are substantially higher than those needed to 
support old facilities, it is estimated that, as a rule of thumb, a 
minimum of two and perhaps as many as three square feet of old space 
will have to be cleared in order to create opportunities for one 
square foot of new retail space. 


It is believed to be extremely important that there is a proper balance 
between new facilities and old facilities which should be retained. 

New facilities, with such competitive advantages as parking facilities, 
planned store layout, and uniformity of architectural design could be 
expected to achieve their sales volume regardless of the amount of 
clearance of old facilities. However, it must be kept in mind that 

if too large an amount of new retail space is developed relative to 

the potential available to all stores, the older facilities probably 
cannot achieve the sales volumes necessary to allow their rehabilitation. 
The planning for new facilities must proceed with the realization that 
once the decision has been made to retain a given amount of presently 
operating retail stores, new stores will have to be planned of such a 
magnitude that these old, rehabilitated facilities can survive. Most 
careful attention to this problem will be required on the project level. 


Retail Area | 


This retail area, which will be limited to the south by the inner belt, 
to the west by the Fens, to the north by the Charles River, but which is 
otherwise closely tied to Back Bay, consists basically of residential 
treatment areas I-Rl and 3-R4. Presently, approximately 130 small retail 
and service stores are located within this area, primarily along Massa- 
chusetts Avenue. These stores, as well as the ones located on the east 
side of Massachusetts Avenue, just outside of the GNRP area, serve the 
day-to-day needs of Parker Hill Fenway and Back Bay area residents alike. 


it is estimated that, upon completion of the redevelopment plan, this 
area will house approximately 9,000 persons. It must be recognized, 
however, that the trade area of these facilities extends on both sides 
of Massachusetts Avenue and that residents of Back Bay can be expected 
to make some purchases in the Parker Hill Fenway area facilities. 
Similarly, residents of the Parker Hill Fenway area can be expected to 
shop in Back Bay. Since the exact amount and type of new retail space 
which will be included in the Prudential Center is not known at this 
time, it is difficult to estimate the center's impact upon redevelopment 
opportunities available to this area. Nevertheless, it would appear 
that the retail potential generated by residents living west of 
Massachusetts Avenue would be the maximum against which facilities in 
the Parker Hill Fenway GNRP Retail Area | should be planned. On the 
basis of the calculations shown in Appendix IV, it is believed that the 
square footages of new convenience retail space shown in Table V could 
be supported by this resident population under the assumption that al | 
of the existing space were to be eliminated. 
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TABLE V 


RETAIL AREA | - TOTAL OPPORTUNITIES 


F ood 19,600 sq.ft. 
Hardware 2,700 sq.ft. 
Variety 4,500 sq.ft. 
Drugs 5,500 sq.ft. 
Eating & Drinking 32,000 sq.ft. 

TOTAL 64,300 sq.ft. 


Since the plan calls for rehabilitation rather than clearance of this 
area, it must be expected that a substantial number of stores presently 
operating will be retained and rehabilitated. Therefore, the actual 
quantity of new space undertaken and the degree of success in rehabili- 
tating the facilities which will be retained. In turn, the amount of 

new space which will be warranted will determine to a significant ex- 
tent whether this space is developed as strip commercial or in a small 
neighborhood center or cluster. Refinement of these space opportunities 
will be required at the project level in order to insure proper decisions 
in this regard. In this respect, it must be kept in mind that the pro- 
posed street level retail facilities in the high rise residential develop- 
ment on Massachusetts Avenue (between Norway Street and Westland Avenue) 
may adversely affect sales of existing old facilities which are scheduled 
for rehabilitation. A careful balance between new and rehabi li tated 
space is necessary if both aspects of the plan are to succeed. 


While opportunities for the development of new convenience facilities 
will vary with the amount of clearance undertaken, it seems certain, 
regardless of the ameunt of clearance, that little potential exists for 
the development of comparison goods facilities, owing to the proximity 
of Newberry Street and the new stores planned in the Prudential Center. 
On the other hand, the demand for eating and drinking facilities and 
service facilities appears to be larger in this area than in some other 
area with a comparable population due to the high proportion of single 
persons, especially students, in this area. 


Retail Area 2 


This area, which is bounded by the Massachusetts Turnpike to the south, 
the Fens to the east, the Charles River to the north, but which is tied 
to the west with nearby Brookline is expected to have a population of 
approximately 6,000 persons once redevelopment has been completed. 


Due to the high proportion of students, relative to total population, 


the per capita income in this area is substantially lower than in any 
of the other areas. Owing to this and the expenditure pattern of an 


= 90 «= 















rae , 4 
te 9, 7 hy ie ae ea. a See | | a 
Ww as 5 Ded | | i =, bear - 


P _ = 7,8 | rf ou | ee ul a 
et: se Tai? a y mt _ 
; “a — Pots ja i 


na aap ae gf Gre? x [ptt 7 


H 
J 



































Pe poe Te 5 
= 
= a - ' a 
* a / - 

sy "is Gide Res| ws eee oes) se jes ty | ae | fs eal 
‘beeen se ee ‘aa Lk, Ee , ae “ria r . 
ees ry. rin ™ . oe tenia ee KT ie ci ibe ses tia 4 
_ [yegen : a, a | . | f 
L ™y hy ji bot “* 7 a 7 7, om | a 2a ie eis s! | i ie oe (a oo _ 
* a oe b ae! Pr of n afi aferi ou beim citer en . icp) pe mie a 
"2: Te | Si ie 8) rl | eee) ee ts Po ie ; [hike si fi Tt 5 foges gene _ —_ 7 
Ti eis wt hay dS) mee » Ls aay. i = Ri , ee Pee 
el ne |S eo er ays tom . a | . -~ a ao rte ‘ . 
i? | eer leat ps : a © i ‘or is mi Ss = le 7 j ; i _ 
- « eee "1 Ts FF Sem rs ma 4! Oo ime! b chee J 
_ ‘ai? lat | Ber a a ah i] i ae | inion conse 4 wer | 3 Biles J 
sin er ‘tad br 4 Q Jems 1 if E 258 15 faz | =) _ vee Lier e442) coe 1! a , 7 
ets Fant To was: 2! me Pie vi -— o wee ruget a1." , a 
2 J _ 7 
habe Vem i 3) Byers fp eaty 2 eter} Poin SE 7 
Si ? yoy . My eo =" a 2 "ai = ny of wf waa 2) Bs ave 7 
1 ¥ ” 
:., - 8 
gt Ps Sie Ses Pei 8 let 8 ee Be Tete ef nin: ff wg of oo 
s aE eh clas i aie on 1) atteTs catia’ s ies income itu pom yp 
7 r ay BE Ohee GhcThalos w'an'| faa ; 20 wend a = ie F 
i) iu (wt i en oe a 4 ie 5 my 7. = | wae _ ,a ee * 
i. ee! inal } ee | tite 0 be dew iy a , - rr . x i | a si) 
ss... . | | : 
' Th i al =o)" i es Lal ™ S : _ / | ’ at oaks = t wed 5 t ae . | 
ogi = | pear y 2) ig ad oe es 722s 8 ‘i & as ie rhe ee | LP at ay ie 
a/y? . * De , oF hb ; ee a "7 W 4 a i. BB fi). ce } Me 7 : | | 


—_ iy sell epg 


Bea. Ge lromgye as nee Ee ee ee 


Cee Pe ee ee ie ee 1 eae , = ge Ee om 
i ee of , a 














‘on wt! fis 28 mee ts _=iguass pre _ 2 pyre wey ec mis “Au 
| ‘ ; | ‘ - 
-_ ml nia } B i] : eels | » La 1 7 P -, ; , : fi : im 
i - i 1 rz a r 8 , 
io : ie ALO mE oo 2 ; 4 ws i om | I a! 1 





institution oriented population, the amount of new convenience retai | 
facilities, again under the assumption that existing space will all be 
eliminated, is relatively small, except in the eating and drinking cate- 
gory, as shown in Table V. 


TABLE V 


RETAIL AREA 2 - TOTAL SPACE OPPORTUNITIES 


Food 7,000 sq. ft. 
Variety 2,400 sq. ft. 
Hardware 1,200 sq. ft. 
Drugs 3,000 sq. ft. 
Eating & Drinking 23,000 sq. ft. 

TOTAL 36 ,600 sq. ft. 


The unusual expenditure pattern which is responsible for these smal 
potentials for new space, has also influenced the existing retail make- 
up of this area. Thus, in the convenience goods category only one food 
store and four drug stores, but twenty one eating and drinking facilities, 
serve the area. In addition, this area has thirteen service facilities, 
seven apparel stores and fifteen other specialty stores many of which 
cater primarily to the institutional (especially student) population. 


The plan, in recognition of the generally good quality of existing com- 
mercial facilities in this area proposes rehabilitation rather than 
clearance. Thus, here again, the adequacy or inadequacy of’ present faci - 
lities serving locel needs, most of which probably will be rehabilitated, 
must be determined on the project level. However, efforts should be made 
to concentrate retail facilities, wherever possible, probably in the 
Kenmore Square area. 


While retail area 2 will become more readily accessible via the Massach- 
usetts Turnpike and, ‘to a lesser extent, the Inner Belt, retai! opportun- 
ities available to this area still are expected to remain limited to the 


potential generated within its boundaries. Possibly some new specialty 
stores, catering primarily to the institution oriented population, may 
be attracted to this area. For the most though, merchants desiring to 
move into the general Parker Hil|l-Fenway - Back Bay area probably wi || 
find a location in the Prudential Center or along Newberry Street more 
attractive. Thus, in this area as in area | the retail facilities in 
nearby Back Bay preclude, in all likelihood, a substantial amount of 
new comparison goods retail space. 
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Retail Area 3 


Area 3 is bounded to the south and east by the Fens and by the Massach- 
usetts Turnpike to the north. While this area is closely tied to the 
previously discussed retail area 2, the Turnpike can be crossed con- 
viently at only two or three places and thus, as far as convenience re- 
tail is concerned, this area is fairly isolated from Area 2. 


The population of this area, following rehabilitation, is expected to 

be approximately 8,000 persons. Having the highest per capita income 

of any of the retail areas, it also shows the highest convenience ex- 
penditures. However, since the population here has more families re- 
lative to the total population, than do Areas | and 2, expenditures in the 
eating and drinking category are believed to be substantially smaller 
while expenditures in food stores are expected to be higher. 


lf all the convenience stores presently serving this area were elimi- 
nated, it is expected that approximately the square footages of new 
space shown in Table V! could be developed. 


TABLE VI 
RETAIL AREA 3 ~ TOTAL SPACE OPPORTUNITIES 
Food 19,000 sq. ft. 
Variety 4,000 sq. ft. 
Hardware 2,400 sq. ft. 
Drugs 5,000 sq. ft. 
Eating & Drinking 26 500 sq. ft. 
TOTAL 56,900 sq. ft. 


This area, in which is located the only department store within the 
Parker Hill-Fenway GNRP area, is well served by existing facilities, 
most of which are in relatively good condition. These facilities are 
located primarily along Brookline Avenue and Boylston Street and thus, 
are in between the area's two major residential sections (Park Drive 
area and Audubon Circle vicinity). 


lt would appear that the retail rehabilitation or redevelopment po- 
tential in this area is tied closely to the decision by Sears, Roebuck 
& Company to remain in, or move out of, their present warehouse and 
retail outlet on Brookline Avenue. A number of stores (for instance, 
the appliance store located across the street from the Sears bui Iding) 
appear to be in the area because of Sears! drawing power. Should Sears 
elect to move out of this area, a number of these stores probably wil! 
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not be able to survive at their present locations and thus an attempt at 
rehabilitation may not succeed. For this reason, it would appear advis- 
able that Sears' intention regarding this location be ascertained prior 

to making a decision concerning rehabilitation of commercial facilities. 
This holds true especially since, should Sears elect to move out, the type 
of reuse of either land or building will influence to some extent the re- 
tail opportunities available in this area. 


Retail Area 4 


This area, which is bounded in the north by Ruggles Street, to the west 

by Huntington Avenue, to the east by the right-of-way of the New York, 

New Haven and Hartford Railroad, but which has some economic ties with 

the neighborhoods lying south of Heath Street, is by far the most popu- 
lous of all retail areas. While the population in this area following 
redevelopment may vary substantially, depending upon the extent of new 
construction and the degree of success in rehabilitating existing dwelling 
units, it is estimated that the area will contain approximately 20,000 


people. 


While the per capita income of residents in this area ($1,400) is sub- 
stantially lower than that of Area | or 3; this area, unlike the others, 
has relatively few unrelated individuals and thus an expendi ture pattern 
which results in substantially higher potentials for all types of con- 
venience stores. The different retail orientation of this area is ap- 
parent from the present distribution and types of retail facilities lo- 
cated here. A total of 29 food stores, 3 of which are supermarkets, 
serve local needs. Compared to this, Area | has 17 such stores, with 
Areas 2 and 3 having only one and two, respectively. A number of con- 
venience stores, located in Treatment Area 2-B will be cleared in con- 
nection with the clearance of residential facilities there. At the same 
time, the plan proposes the strengthening of the retail strip along 
Tremont Street through rehabilitation and the introduction into the area 
of new stores complementing existing ones. 


The amount of new convenience retail space warranted in this area, under 
the assumption of total clearance of the existing facilities, is sub- 
stantial, as shown in Table VII. 


TABLE VII 


RETAIL AREA 4 - TOTAL SPACE OPPORTUNITIES 


Food 40,800 sq. ft. 
Variety 10,000 sq. ft. 
Hardware 4,000 sq. ft. 
Drugs 13,500 sq. ft. 
Eating & Drinking 38 000 sq. ft. 

TOTAL 106 ,300 sq. ft. 


- 23 - 





However, as pointed out in Section I!, it is difficult to accurately 
determine at this time what kind of course of action will be followed 

in regard to rehabilitation and clearance of residential areas, due to 

a number of problems yet unsolved. Since commercial redevelopment op- 
portunities will differ under alternate clearance schemes, decisions 
concerning new retail developments, their type (strip versus center), size, 
and location will have to be made on the project level. However, it ap- 
pears at this time that if clearance of residential facilities as dis- 
cussed in Section II is extensive along a street with a substantial 
amount of first floor retail space, new retail facilities developed to 
replace those cleared might advantageously be planned in a number of 
small centers. If, however, little clearance of retail facilities wil] 
result, the present strip pattern can be maintained and strengthened 
through the introduction of traffic generators (for instance, super- 
markets) at locations where they will benefit existing retail facilities 
which will be retained. 


As can be noted on the map showing the various retail areas, the section 
of the GNRP Area which lies between Huntington Avenue, the proposed 
Inner Belt, and the River-way has not been treated as a retail area. 
This area is primarily institutional in nature and contains but a small 


number of non-institutional residents. It is recognized that employees 
and visitors will require certain types of retail facilities, but this 
demand apparently is met by stores located in the area at the present. 
lt also has been assumed that if Harvard University will go ahead with 


its plans to construct 750 dwelling units on the Convent of the Good 
Shepherd site for both single and married students and interns, retai| 
facilities to serve the day-to-day needs of this student population wil] 
be included in the project. On the project level, once the exact amount 
of clearance in this particular area is known and once Harvard's plans 
are more advanced, the amount of retail space which should be planned 
for by the redevelopment authority in this area can be more accurately 
assessed. 


The foregoing discussion of retail opportunities in the Parker Hill- 
Fenway GNRP area is, by necessity, general in nature and the preliminary 


estimates of sales potential will require substantial refinements as 

more detailed planning proceeds. Since both the amount and the type of 
new space which can be developed in any of these areas will vary with 

the extent of residential renewal, more detailed plans as to the approach 
to these residential areas will be required prior to making final de- 


cisions in regard to desirable and economically feasible retail deve- 
lopment alternatives. Owing to the institutional population in the 
northern part of the GNRP, convenience retail opportunities there, with 
the exception of restaurant and service facilities are more limited 
than in the southern part of the area. The project plans will thus 
have to give full recognition to these vital differences in population 
characteristics if they are to be successful. 
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Other commercial developments which conceivably may occur within the 
Parker Hill-Fenway GNRP area in the future are office space, transient 
housing facilities, theaters, and commercial recreation facilities. The 
demand for any of these facilities could arise because of continuous in- 
stitutional expansion or as a result of the impact of renewal activities 
within this GNRP area or in adjoining areas, such as for instance, the 
Prudential Center. However, a review of present demands for these uses 
and of the present building activity suggest that the plan, especially 
at this stage in the planning process, should be developed in such a 
manner (i.e., zoning) that these developments can occur at some distant 
point in the future but that no provisions be made for specific types of 
such commercial developments at specific locations at this time. 


|_- Office Space 


While the substantial planned institutional expansion in the GNRP area 
Suggests a demand for new office space, a firm demand, warranting the 
planning of land for this reuse exclusively, cannot be ascertained at 
this time. The development of a substantial amount of new office space 
in the Government Center as well as the Back Bay (Prudential Develop- 
ment) is expected to make itself felt throughout the city. The con- 
solidation of federal, state, county, and city government offices in 

the Government Center Project will result in vacant office space through- 
out the city. This space in turn will eventually be filled by business 
firms requiring additional space or moving into the area. Space vacated 
by business firms which will move into the Prudential Development wil] 
similarly be filled. Thus, there will be a general upgrading in the 
office market, both in terms of quality as well as size. This in turn 
is expected to result in a temporary surplus of office space of the 

type which is most likely sought by tenants requiring space on account 
of the expansion of institutions in the Parker Hill-Fenway GNRP area. 
Should there be still an effective demand for new space after the 
Government Center and Prudential Development have filled and after the 
vacancies created by agencies and firms moving into these projects have 
been absorbed by the market, it is likely that either the Government 
Center area, the Back Bay area, or a revitalized CBD will be the logi- 
cal place for future expansion to take place. In this respect, it is 
conceivable, that as a result of the Prudential Development, the demand 
for office space in that particular area of Back Bay will] increase over 
time and that this might result in office space developments in the 
Kenmore Square area. However, it is more likely that the Prudential 
Center on one side and the revitalized CBD and the Government Center on 
the other side will form the anchors in between which future commercial 
development will take place. Should there remain any demand for office 
space in the Parker Hill-Fenway area after the vacancies which have been 
created by the moving of firms toward the above mentioned office clusters 
have been filled, such a demand in all likelihood would not be strong 
enough to warrant the development of office buildings. 
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Against the preceding, it is believed that the plan, especially the plan 
for the Kenmore Square Area, should be sufficiently flexible to allow 
the development of office space in this area should the demand for such 
Space arise. At the same time, the plan should not anticipate the de- 
velopment of such space in the immediate future. 


l! - Transient Facilities 


While it is recognized that institutions, in and by themselves, create 

a demand for transient housing facilities and while there exists pre- 
sently a shortage of modern hotel facilities in the city of Boston, it 
appears nevertheless that the demand for motel facilities in the Parker 
Hil |l-Fenway GNRP area would not appear to be strong enough to warrant 
the planning of land for this reuse exclusively. The existing shortage 
of modern hotel facilities is expected to be alleviated once the one- 
thousand room hotel, which is being built as part of the Prudential Center, 
and a hotel which is planned in the Government Center, will be in oper- 
ation. Additionally, faced with competition from these new facilities, 
existing in-town hotels are expected to renovate and upgrade their faci- 
lities. These facilities, located as they will be in new developments, 
and in closer proximity to the Boston CBD with its business and govern- 
ment-related activities and its cultural! and entertainment attractions, 
would appear to be superior in location than any other facilities which 
might be developed elsewhere. 


lt is understood that some of the medical institutions in the Parker 
Hill-Fenway area are planning to develop their own motels either as a 
commercial venture or as conveniently located housing for out-of-town 
patients or visitor, more or less as adjuncts to their hospital faci- 
lities. While development as a commercial investment would appear to 
be unlikely, development of such a facility for out-of-town patients 
and visitors could be a distinct possibility. Thus, while on the basis 
of market factors alone the development of new transient in the Parker 
Hill-Fenway area cannot be foreseen, such facilities, when developed by 
any one of the medical institutions, should be allowed. 


11! - Movie Theaters and Commercial Recreation 


lt is possible that the anticipated growth of the insti tution- 
orientated population, especially students, will, over time, warrant 

the development of new entertainment and recreation facilities such 

as movie theaters and, for instance, bowling alleys. The logical place 
for such developments to occur would be the Kenmore Square area and 
thus, while no specific demand can be foreseen at this time, such de- 
velopments should be allowed. Market studies on the project level would 
have to determine whether or not and how much land should be allocated 
for these uses. 
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Summarizing the preceding, it appears possible that commercial develop- 
ments (in addition to retail developments) will occur in the Parker Hill- 
Fenway area over the life of the plan either as a result of the insti tu- 
tional expansion in the area or as a result of redevelopment activities 
in nearby adjoining areas. A specific demand for specific uses cannot be 
ascertained at this stage of the planning process but the plan should 
nevertheless recognize the possibility of such developments and should 
allow them without making specific land areas available for these uses 


exclusively. 
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SECTION IV 





INDUSTRIAL REDEVELOPMENT OPPORTUNITIES 


Industrial land use in the Parker Hill-Fenway GNRP Area is a minor land 
use and is basically limited to two distinct sections. One of these is 


located in the southeast of the GNRP Area, in Project II, along the 
right-of-way of the New York, New Haven and Hartford Railroad. The 
other lies in Project III, south of the Massachusetts Turnpike Extension, 


along Brookline Avenue and Lansdowne Street. The plan calls for the re- 
tention of these two areas for industrial use and the clearance of other 
small isolated industrial parcels which are scattered throughout the GNRP 
Area. 


The characteristics of firms located in the two areas vary widely. Whole- 


saling is the dominant function in the Industrial section in Project lll, 
while light manufacturing predominates in Project I|. Firms operating in 
both areas are, for the most part, small and located primarily in multi- 
story loft-structures. In addition to the rehabilitation of these in- 
dustrial areas which will include the provision of off-street loading 


docks and off-street parking facilities to alleviate traffic congestion 
caused by all-day employee parking and on-street loading, the plan calls 
for the relocation of industrial firms located elsewhere in the GNRP area 
into these two sections. This appears to be a sound approach on account 
of the following reasons: 


1. From a locational viewpoint, both of these areas are close to 
railroad tracks. Since such areas generally are undesirable for 
other uses, i.e. especially residential, it appears appropriate 
to designate them for continued industrial use under the plan. 
Furthermore, once planned expressways have been completed, firms 
located in both areas will have ready access via major roads to 
the entire metropolitan area. As truck transportation becomes 
increasingly more economical, such ready access to major roads 
is an asset to any industrial area. Additionally, though, this 
ready access makes industrial land use much more compatible wi th 
other uses. When industrial sections do not have this ready 
access, truck traffic generated by firms located there is forced 
to pass through adjoining neighborhoods. This often has an ad-~ 
verse effect upon these areas. Therefore, in general, indus- 
trial sections within the city should be planned in such a 
manner as to give maximum transportation flexibility located 

to firms there while at the same time protecting nearby resi- 
dential neighborhoods from the undesirable effects of such an 
industrial area. 
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2. Studies elsewhere in Boston have shown that there exists a 
definite need for the type of space that is presently found in 
the two areas under discussion. A combination of factors, such 
as close-in location, availability of labor, and relatively in- 
expensive space makes areas such as these highly suitable for 
small firms. Often space in such areas is incubator space from 
which small firms will move as they outgrow their original space 
needs. The low vacancy rates which were found in visual inspec- 
tion of these areas is an indication of the demand of such space 
in the Parker Hill-Fenway GNRP as well as in other areas of the 
city of Boston. 


3. Finally, both the need to provide employment and to maintain 
the tax base, suggest that the retention of these industrial 
areas is the proper approach. I|t must be recognized that on 
account of the characteristics of these areas (proximity to 
railroad right-of-way) any other course of action would re- 
quire their eventual redevelopment with new light industria] 


or, possibly, heavy commercial facilities. In view of the 
substantial amounts of well-planned and well-located industrial 
land which will become available in other project areas in the 


city and furthermore considering the substantial amount of 
competition for industrial firms by suburban industrial parks, 
it is extremely difficult to identify any demand for industrial 
land in this particular area. Therefore, it appears to be 
desirable to maintain these areas as they are in order to main- 
tain employment opportunities and the tax revenues generated by 
firms located here. 


However, the urban renewal processes applied to these areas should, through 
spot clearance of structurally deteriorated buildings, provide off-street 
parking and off-street loading facilities for remaining firms and struc- 
tures. These improvemtns, coupled with a reduction of industrial traffic 
through adjoining neighborhoods, should make these industrial areas sub- 
stantially more compatible with adjoining land uses than they are at the 
present. Landscaped buffer zones between these industrial sections and 
nearby areas, where feasible, would further benefit the entire area. 
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SECTION V 


EVALUATION OF THE CURRENT LAND USE PLAN 


Against the preceding evaluation of residential and commercial rehabili- 
tation and redevelopment opportunities in the Parker Hi11-Fenway GNRP 
area, this section of the report will briefly comment on the land use plan 
developed by the Boston Redevelopment Authority. Specific reference wil] 
be made to specific sub-areas within each of the proposed projects when 
necessary but, as a rule, the review of this land use plan will be general 
in nature. 


The primary purpose of the plan, mainly the channeling of insti tutional 
expansion into logical areas within the framework of an over-all design, 
thus resolving the institutional-residential conflict, appears to be a 
proper approach to this area, if uncontrolled institutional expansion in 
the past has indeed been the cause for the deterioration of residential 
areas. 


The secondary objectives of the plan, closely related to the main objective, 
are the rehabilitation of existing residential areas and clearance of 

those areas which have deteriorated to such an extent that rehabilitation 

is not feasible; the strengthening of commercial districts through re- 
habilitation and selective clearance; and the removal of non-compatible 

land uses, relative to the principal land use, in all areas. 


While these are proper goals of the plan, the implementation of these 
objectives are expected to be extremely difficult, more difficult than 
in a plan which calls for more extensive clearance. The problems likely 
to be encountered in rehabilitating the more marginal residential areas 
have already been discussed in Section ||. The attempt at commercial 
rehabilitation may run into similar difficulties. The main reason for 
this is the need to introduce new traffic generating stores into, and 
to provide parking in, declining retail districts in order to allow re- 
habilitation. In turn, the introduction of new stores may adversely 
affect the very stores which are planned to be saved through rehabi li- 
tation. 


However, given the area's major assets -- the institutions -- and re- 
cognizing their future growth and the problems created by this growth, 
the present land use plan appears to be a reasonable compromise between 
desirable social goals and economic feasibility. By proposing primarily 
rehabilitation rather than extensive clearance, the plan is a prudent ap- 
proach to a complex area. 
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Proposed Project | 


The major feature of this proposed project area, the provision of ex- 
pansion space for institutions, is the central core of the entire 
Parker Hill Fenway GNRP plan. Problems are expected to be encountered 
in the rehabilitation of residential area IRI (see Section 11) and 

the careful balance between new and rehabilitated retail facilities 


will have to be worked out on the project level if the proposals re- 
garding the commercial facilities in the project are to be carried 
out successfully (see Section II1). The relocation out of this pro- 


posed project of scattered industries presently located in the vicinity 

of Forsyth Street in order to allow expansion of Northeastern University's 
campus is not expected to adversely affect either of the city's tax base 
or its employment opportunities. Similar space as that presently occu- 
pied by the affected firms is available elsewhere in the Boston area and 
desirable land for industrial development will become available in other 
project areas. Furthermore, good public transportation facilities now 
serving the Parker Hill Fenway area will allow workers to follow these 
industries to other parts of the city. 


Proposed Project Il 


This project primarily consists of the rehabilitation and limited clearance 
of residential areas. As fully discussed in Section II, this project is 
expected to be the most difficult one from a viewpoint of rehabilitation 
and may require substantially more clearance than is presently anticipated 
in order to make marketable present vacant land and sites which will become 
available through spot clearance. 


As concerns the commercial and retail facilities in the area, the plan 
proposes to rehabilitate those located along Tremont Street, to clear 
the marginal ones along Heath Street, and foresees the development of 
center type retail facilities at the intersection of the Southwest 
Expressway and Heath Street and also in the vicinity of Area 2A. This 
approach seems to be the correct one at this time, but a final decision 
will have to be made after plans for the residential areas which would 
be tributary to these facilities are further advanced than they are now. 
In this area especially, the retail opportunities will depend upon the 
degree of success in rehabilitating existing structures and the extent 
of new construction. Neither one of these can be successful accurately 
enough at this point in the planning process and thus the final decisions 
must be made on the project level. 


The industrial facilities which will be retained in Project I1 can be 
retained, as the plan proposes, along the right-of-way of the New York, 
New Haven and Hartford Railroad without any significant adverse in- 
fluence upon nearby residential areas. The planned Southwest Expressway 
will allow firms located in this area to reach any part of the city 

in the shortest time without having to pass through any residential 


- 3] - 





neighborhoods in the vicinity of their plants. Part of the rehabilit- 
ation for facilities located in this area should be the provision of 
space for off-street parking lots and loading docks which will tend to 
reduce traffic congestion on nearby streets caused primarily by all day 
parking and on-street loading facilities. 


Proposed Project Ill 


Proposals for this project call for the rehabilitation of existing resi- 
dential neighborhoods; the over-all physical redevelopment of Kenmore 
Square, including improved traffic circulation and the development of 
off-street parking garages; the retention of commercial facilities along 
Boylston Street; the consolidation of professional office space along 
Beacon Street and Bay State Road; the retention of light manufacturing 
and warehousing facilities along Brookline Avenue and Lansdowne Street; 
and, finally, the consolidation of holdings of the Boston University to 
the west of Sherborne Street. 


These goals would appear to be a proper approach to this project with 

its diversity of land uses. As pointed out previously, rehabilitation 

of the residential neighborhoods in this project is expected to be more 
readily accomplished than in the other project areas since this area, 
with its amenities such as the proximity to the Charles River and the 
Fens, is a particularly desirable place to live. Similarly, rehabi- 
litation and consolidation of retail facilities, coupled with spot 
clearance where necessary, is believéd to be adequate to upgrade the 
area. However, as more fully discussed in the following section, the 
plan appears highly optimistic about imminent changes in the Kenmore 
Square area. Granted that the Square is the most important commercial 
cluster west of the Fens and granted, that its importance is likely to 
increase in the future, it is believed the changes in this area will be 
gradual and they will be dependent to a large extent upon final develop- 
ments in and adjacent to the Prudential Center. Thus, while it is likely 
that the commercial facilities, other than retail, discussed in Section I1] 
will be developed in this general area, if they are developed at all, the 
close proximity of the Prudential Center with its proposed quality re- 
tail area, modern office space, and hotel facilities, are expected to 
definitely limit opportunities in this area for quite sometime. It is, 
however, likely that the Kenmore Square area will attract specialty 
stores catering primarily to the institution-orientated population. 
Planned improvements in the area should hasten such developments, how- 
ever, there is no identifiable demand for such facilities. 


The most critical aspects of the plan for this project evolve around 
the three special problem areas: 1) Kenmore Square and Boylston 
Street, 2) Fenway Park, and 3) the Sears building. These will be more 
fully discussed in the following section. 
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SECTION VI 


AREAS OF SPECIAL INTEREST 


Under the contract with the Boston Redevelopment Authority, the con- 
sultant is to provide a study of three problem areas of special in- 
terest in the Parker Hill-Fenway GNRP. These three problem areas 
have been identified by the Boston Redevelopment Authority as: 


|. The future of Kenmore Square, in particular, 
‘'Automobi le Row'' on Boylston Street; 


2. The future use of Fenway Park and/or the 
land under it; 


3. The future use of the Sears building in case 
Sears should elect to move out of this area. 


THE FUTURE OF KENMORE SQUARE AND ''AUTOMOBILE ROw'! 


A variety of land uses currently exists in the vicinity of Kenmore 
Square. Retail and retail service facilities serve the residents in 

the area and cater also to the students at Boston University to the 

west of Kenmore Square. A number of single purpose office buildings 

have been built over the past few years and the vacancy level and ex- 
isting general office space appears to be low, indicating a relatively 
Strong demand for this type of space. Further evidence of this demand 

is the number of walk-up residences and large apartment buildings sur- 
rounding Kenmore Square which appear to have been converted to office use 
with retail or service facilities at ground level. 


A number of hotels also exist in the vicinity of Kenmore Square and 
it is likely that they obtain a majority of their business because of 
their central location in relation to both Boston University and the 
institutions in Project Area |/|!. 


The past healthy growth in the Kenmore Square area, even in the absence 
of the improvements which are now proposed, point to this area's basic 
strengths. The development of public garages, improvements in the ex- 
isting traffic pattern, and the proximity of the Square to the 
Massachusetts Turnpike Extension, coupled with increased volumes of 
business generated by a growing institutional population, and the up- 
grading of the entire neighborhood in general, should further benefit 
this area over the long-run. 


- 33 - 








However, recognition must be given to the fact that substantial amounts 
of new space are presently being developed in the nearby Prudential 
Center in those very categories now found in the Kenmore Square area: 
office, hotel, and retail. This development activity is expected to 
adversely influence the. growth in the Kenmore Square area, at least 
temporarily. As previously pointed out, a general upgrading in the 
office space market is expected to take place throughout the city of 
Boston once the Prudential Center and the Government Center complex 
have opened. This will arrest, at least until such a time as the mar- 
ket has absorbed this amount of new space, both the building of small 
office buildings and the conversim to office use of buildings that were 
built for other purposes. A substantial amount of private renovation 
of office space in the vicinity of the Prudential Center is now under 
way in recognition of the fact that the Prudential Center will be the 
single most important commercial area outside of the CBD. In view of 
this fact, a temporary slowdown in growth is expected in the Kenmore 
Square area. 


it is believed that the new hotel in the Prudential Center may also 
have an impact upon the hotels in the Kenmore Square area. It is ex- 
pected that these hotels will attract less and less commercial and 
institutional business and that they will eventually turn more into 
residential hotels. This could be expected since, despite rate dif- 
ferentials, commercial travelers generally prefer new hotels. 


With the existence of a strong retail district along Newberry Street 

and the planned development of a substantial amount of quality retai| 
space in the Prudential Center, Back Bay will become the strongest re- 
tail area outside of the CBD. The Kenmore Square area, which is in 
close proximity, will be on the fringe of this area and thus, rather 
than benefit, may in fact, be adversely influenced by this development. 
However, the substantial concentration of students in the vicinity of 
the Kenmore Square, makes the eventual development of retail facilities 
catering primarily and almost exclusively to this institutional popu- 
lation quite likely. 


Nevertheless, it is believed that the urban renewal processes proposed 
for the Kenmore Square vicinity are necessary in order to maintain this 
area's present strength in view of the competitive facilities which are 
being built nearby. The urban renewal processes applied should serve 
primarily to (a) provide necessary expansion space and parking faci li- 
ties for commercial firms already in the area, (b) concentrate retail 
and retail service facilities so as to maximize the impact of retailing 
facilities on the surrounding areas, and (c) increase the desirability 
of the surrounding residential areas so as to strengthen the population 
base which will be served by retail and service establishments in the 
Kenmore Square area. Along this line, consideration might be given to 
@ change in zoning regulations to permit the development of high-rise 
apartments in that general area north of Commonwealth Avenue and especi - 
ally along the western side of the Fens. 
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One factor which will tend to offset in part any adverse impact which 
might accrue to Kenmore Square as a result of the development of 
Prudential Center is the existence of Boston University directly to 

the west of the Square. Preliminary development plans for this area 
will provide land for the University's expansion as far east as 
Sherbourne Street. It is expected that a portion of this land will be 
utilized by Boston University to provide housing facilities for its 
students and, possibly faculty. Such facilities would, if developed, 
further tend to increase the commercial opportunities at Kenmore Square. 


In summary, Kenmore Square is likely to change, over time, into a com- 
mercial district strongly oriented towards the growing institutions of 
the area. Thus, entertainment facilities (for example an art movie 
theater) may eventually find this area attractive. The improvements 
proposed under the present plan will tend to reduce any adverse ef- 
fects which might otherwise result from the nearby Prudential Center 
development. Generally, the area presently is healthy and the present 
improvement proposals appear adequate to insure its future wel|-being. 


Turning to ''Automobi le Row'', along Boylston Avenue, it is important to 
keep in mind that there is a definite line of demarcation between the 
generally office retail and service orientated facilities in the Kenmore 
Square area north of the MTA tracks and the generally commercial and 
light industrial uses south of the tracks in that redevelopment area 
identified as 3A, of which ‘'Automobi le Row’! on Boylston Avenue is a 
part. 


A major portion of Boylston Avenue is given over to automotive sales 
facilities both new and used, repair shops, service stations and other 
garage facilities as well as many major automobile part distributors. 
All of these facilities appear to be adequately maintained. 


Land uses on both sides of Boylston Avenue are almost entirely com- 
mercial/industrial and the proposed development plan for this area 
calls for a continuation of these uses. Thus, the existence of auto- 
motive orientated uses is quite consistent with the land use pattern , 
which has developed. 


it should be noted, however, that some encroachment of commercial uses 
has occurred in the residential areas southeast of Boylston, primarily 
in the block between Kilimarnock and Jersey Streets. It is assumed 
that no further infringement of this nature will occur in the future. 


In summary, the functions performed by ''Automobi le Row'' are a necessary 


part of the services which must be provided to a population of any city 
and appear to be a logical use in development area 3A at this time. 
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In any event, it must be kept in mind that the present use of land for 
these uses is apparently the result of a lack of demand for land for 
uses of higher rent paying ability. Over time, possibly as a result of 
renewal activity in this general area, commercial firms with higher rent 
paying capacities might find this area attractive and thus would force 
out the uses which require inexpensive land, such as used automobile lots. 
However, a firm demand from higher paying uses cannot be established at 
this time and therefore it would appear preferable to make no changes in 
this area at this time. The results of efforts to eliminate these uses 
at this time might create vacant land in this area and could result, 
under circumstances, in a recreation of the same problems in another 


part of the city of Boston. 


Fenway Park 


The physical characteristics of Fenway Park are such, that its useful- 
ness as a structure ceases at such time as it can no longer perform the 
function for which it was built. Therefore, should the organization 
currently using the park move to other facilities, the city would have 
a number of alternatives: 


1. tt could attempt to sell the park to one of the educational 
institutions in the area which might desire such a facility 
for its sporting events. 


2. It could be taken over by the city and used as an athletic 
field for high school and other municipal events. 


3. The structure could be razed and the land marketed for other 
uses, i.e. for parking facilities. 


The logical uses to which the land could be put should, of course, fol- 
low those uses permitted in the surrounding vicinity - that is, com- 
mercial or industrial. It is recommended, therefore, that on the basis 
of present land used patterns in this portion of the Parker Hil|-Fenway 
GNRP and the preliminary development plan for this area that the land 
be designated for commercial and light industrial uses. 


The Sears, Roebuck & Co. Building 


The Sears building along the Fens on Brookline Avenue was, like many 
other Sears structures built during the same period, developed pri- 
marily as a multi-story warehouse operation with retailing at ground 
level to serve the immediate population. Over time, technological 
changes in processing and manufacturing have changed structural re- 
quirements for warehousing purposes. Modern merchandise handling 
methods require one-level space with ready access to major highways 
for efficient, profitable operations. Thus, a firm like Sears, which 
has flexibility in terms of location and financing cannot be expected 
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to continue operating out of a multi-story structure which is probably 
economically unprofitable. Therefore, it can be anticipated that at 

some point in the future Sears will leave their current facility. More- 
over, the proximity of the GNRP to the Boston central business district, 
the population characteristics of the area, etc. indicate little prospect 
that Sears would be willing to maintain a retail operation in this area. 


lt is recommended, however, that negotiations with Sears be undertaken 
to determine Sears interest in developing a new facility within one of 
the GNRP areas designated for commercial or industrial use under the 
proposed development plans. Such a site would contribute towards the 
maintenance of both the employment and tax base in the area while pro- 
viding Sears with a new facility in a relatively central location with 
excellent highway access once the proposed expressways in the area are 
built. 


An assumption that Sears will leave its present location poses the pro- 
blem of what to do with the existing structure. A brief inspection of 
the building indicates that it is a well built and well maintained faci-~ 
lity. However, the method of construction utilized and the very factors 
which will probably induce Sears to leave mitigate against its most 
logical re-use, that of warehousing. 


The alternatives to the city of Boston appear to be three. The first 
and recommended alternative would require the rehabilitation of the 
structure so that it could be efficiently utilized for light manufact- 
uring and heavy commercial uses. As a loft structure it is probably 
physically in much better condition that most other loft structures in 
the city of Boston and through the urban renewal process the price of 
land and structure could be set at such a level that the purchaser 
could afford to renovate the building and charge rents which would be 
competitive with those charged by other loft structures in Boston. It 
is believed that such an approach would produce a commercial! structure 
which, because of the sound condition of the structure, its physical 
attractiveness, its location, and assuming the proper renovations were 
made, would be readily saleable to individual tenants. 


The advantages of this alternative to the city are: 


1. No loss to the tax base. According to the CEIR report 
on the Parker Hill-Fenway GNRP the Sears structure has 
an assessed value of $2,149,500 which would be lost to 
the city were the structure demolished or sold to a tax 
exempt insti tution. 


2. The loss of Sears as a local employer would be offset to 
a great extent. 
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3. Current land use patterns would be maintained at a minimum 
cost. 


The second alternative would involve the sale of the property to one or 
more of the institutions on the south side of the Fens, to be used as 
either a research laboratory or for classrooms. It is believed that a 
price for the structure and land could be readily established which would 
see the ready sale of the property to an institution. The major drawback, 
of course, to this approach is that it would reduce the tax base to the 
city of Boston and more importantly, would tend to infringe on a commer- 
cial and residential area which does not now contain institutional uses. 


The third alternative would involve the demolition of the existing struc- 
ture and the marketing of the land for commercial/industrial uses. Sale 
to an institution would involve the disadvantages discussed under alter- 
native 2 above. If designated for dispostion for commercial/industrial 
uses, the city would lose a part of its tax and employment base unti| 
such time as the parcel could be disposed of and developed. Since the 
market for this parcel can be expected to be relatively weak, based on 
past trends and in consideration of the industrial/commercial land which 
will become available in other parts of the GNRP as well as other urban 
renewal projects, this approach is not recommended unless specific in- 
terest is expressed by a developer. 
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APPENDIX | 


CITY _OF BOSTON 


APPLICATIONS FOR RESIDENTIAL BUILDING PERMITS 





Number of Dwelling 
Units Per Building 


One 

Two 

Three 

Four 

Five or More 


TOTAL 
Single Family Construction Costs 
Total Construction Costs 
Average Costs, Single Family Unit 


Average Costs, Multi-Family Unit 


Single Family Homes as % of all D.U.'s 


ole 
al 


177 177 


281 31,124 
oA e 


538 2,320 


$ 1,256,000 
$ 9,603,000 
$7,100 
$3,895 


8% 


Estimated, as Building Permit Data is not complete. 


SOURCE: Building Permit Data, City of Boston 


Bldgs. D.U.' 


181 18] 
354 708 


19 76 
8 _518 
562 1,483 


$ 1,452,000 
$12,040,000 


Ss 


1950 1951 1952 1953 


268 268 252 252 405 405 = 373373 
29 58 163 326 29 58 18 36 
3 9  - - - - - 


23 92 26 52 | “ 


2 
1,055 32 _ 890 143 4,087 yO 1,180 10 123 


355 1,317 584 4717 505 | 647 403 540 


$ 2,198,000 $ 2,171,000 $ 3,250,000 $ 3,088,000 
$13,855 ,000 $35 , 302,000 $24,201,000 $ 3,692,000 
$ 8,200 $8,615 $ 8,025 $8,280 
$11,110 $7 ,420 $10,790 $3,615 


20% 5% 17% 70% 


Lunt Bldgs. D.U.'s Bldgs. D.U.'s Bldgs. D.U.'s Bldgs. OD.U. 
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APPENDIX | (Continued) 


CITY OF BOSTON 


APPLICATIONS FOR RESIDENTIAL BUILDING PERMITS 


1954 - 1962 
1954 

Number of Dwelling 
Units Per Building Bldgs. D.U 

One 612 612 

Two 6 12 

Three - = 

Four = = 

Five or More 2 23 

TOTAL 620 647 
Single Family Construction Costs $5 ,834,000 
Total Construction Costs $6,044,000 
Average Costs, Single Family Unit 39,535 
Average Costs, Multi-Family Unit $6 ,000 


Single Family Homes as % of all D.U.'s 


ule 
« 


SOURCE : 


95% 


Estimated as Building Permit Data is not complete. 


Building Permit Data, City of Boston 


1935 


$6,573,000 
$7 ,567 ,000 
$9,460 
$6 ,760 


83% 


S 


1956 
Bldgs. D.U.' 


5 13 5 13 
7 14 


2 8 
— Se 
523, S71 


$5 ,130,000* 

$5 ,367 ,000 
$10, 000% 
$ 4 600% 


90% 


1957 1958 1959 1960 
Bldgs. D.U's Bldgs. D.U.'s Bldgs. D.U.'s Bldgs. D.U.'s 
365 365 429 429 412 412 383 383 

5 10 9 18 g 18 19 38 

- - 2 8 4 - - 
4 2 of wS _4& Y2 3h 1,108 
374 395 4h | 603 426 606 436 1,529 
$3,444,000 $4,009,000 $3,938,000 $ 3,649,000 
$3,600,000 $6 , 392,000 $5,944,000 $16,244,000 
$9,435 $9,345 $ 9,560 $ 9,525 
$5,200 $13,695 $10,340 $10,990 

92% 7 1% 68% 25% 


1961 


Bldgs. D.U.'s Bldgs. D.U.'s 


339 
36 


339 
72 


1962 


383 383 
33 66 
7 21 
‘ 
67 1,899 
491 2,373 
$ 3,740,000 
$24,442,000 
$ 9,765 
$10,405 


16% 
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APPENDIX II 


BUILDING PERMITS APPLIED FOR, 


IN THE PARKER HILL-FENWAY AREA, | = 2, 
BY SINGLE-FAMILY AND MULTI-FAMILY UNITS. 

SINGLE MULTI - 

FAMILY TOTAL AVERAGE FAMILY TOTAL AVERAGE 
YEAR UNITS. VALUE _VALUE  —-UNITS. ~— VALUE. VALUE 
1946 $ 6,000 $6,000 116 $ 270,000 §$ 2,330 
1947 8,000 8,000 none ac “<0 
1948 NOT AVAILABLE 1) 
1949 2 26 ,000 13,000 698 6 ,680 ,000 9,570 
1950 | 8,000 8,000 232 1,157,000 4 990 
195] | 15 ,000 15 ,000 523 4 655 ,000 8 ,900 
1952 none ale === 732 7,320,000 10,000 
1953 2 12,000 6 ,000 53 132,000 2,490 
1954 3 30,000 10,000 6 63,000 10,500 
1955 5 93 , 200 18,640 3] 158,000 5,100 
1956 NOT AVAILABLE !) 
1957 none --- --- 20 84 ,000 4.200 
1958 none --- --- N.A. 2) 2,225 ,000 N.A. 2) 
1959 none --- --- none --- --- 
1960 none --- --- na. 2) 2,194,000 NA. 2 
196 1 none --- --- 875 8 ,527 , 300 9,750 
1962 l 10,000 10,000 7 06 9,610,400 13,610 
TOTAL ‘ 
1946-1962 17 $208,200 $17,500?” 3,992 $43,076,000 $13,800?) 


1) Building Permit Data incomplete. 


2) Number of dwelling units not provided in Building Permit data. 
3) Excludes 1948 and 1956 
4) Excludes units in 1958 and 1960. 
5) Average unit cost after adjustment for under-estimate made by Building 


Permit Office. 
Building Permit Data, City of Boston. 


SOURCE : 
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APPENDIX III 


PARKER HILL-FENWAY GNRP 


SUMMARY OF CHARACTERISTICS OF RESIDENTIAL AREAS 


. Population (Approximate) 
. Total Dwelling Units 


. Sound 


As % of Total 


. Deteriorating 


As % of Total 


. Di lapidated 


As % of Total 


. Owner Occupied 


As % of Total 


. Renter Occupied 


As % of Total 


. Vacant 


As % of Total 


. Average Monthly Rent 
. Average Family Income* 


. Average Family and 


Unrelated Individual Income* 


. Average Rent as % of 


Average Family Income* 


. Rent as 4% of Family and 


Unrelated Individual Income 


. Percent Frame Structures 


(estimated) 


AREA 
2R | 


7 ,200 
2,134 


1,476 
69% 


547 
25% 


11] 
6% 


419 
20% 


1,570 
73% 


145 
7h 


$ 58 
$6 ,003 


$3 ,877 


12% 


18% 


72.9% 


AREA 
2B 


1,560 
426 


193 
4O% 


208 
49% 


25 
6% 


78 
18% 


316 
75% 


$5,509 


$4,086 


Fh 


13% 


98 .7% 


AREA AREA 
2R2 2R3 
320 2,620 
172 90 | 
170 744 
99% 83% 
2 157 
1% 17% 
34 36 
20% LY, 
97 86 3 
56% 96% 
Ly] 2 
24%, --- 
$ 61 $ 57 


$5,933 $4,000 
$4,760 $2,827 
12% 12% 


26% 24% 


i ical 





92 
2% 


3,397 
91% 


228 
Th 


> 7 
$4 633 


$2,939 


| 8% 


29% 


83 


$5,262 


$3,581 


1% 


28% 


AREA 
3R2 


3 ,630 
2,372 


2,368 
99% 


$5,262 


$3,581 


17% 


25% 


AREA 
3R3_ 


700 


157% 





a 
Z 


Pres 


§ 


APPENDIX IV 


Preliminary estimates as to the total convenience retail potential avail- 
able within each of the four delineated trade areas, and the square foot- 
age of new space warranted if all existing space were to be demolished, 
were arrived at by the method outlined below. It must be emphasized that 
these are preliminary estimates which have to be substantially refined on 
the project level. 


|. The per capita incomes were calculated for each of the four 
areas. These are based on data provided by the 1960 Census 
of Population, but were adjusted for under-reporting. An 
additional adjustment was made in Area 2 which has a low 
per capita income on account of its high proportion of 
Students. This adjustment is to reflect funds which are 
available to these students from scholarships, loans, parents, 
and previous savings. The 1959 per capita incomes are as 


follows: 
Retail Area | $2,150 
Retail Area 2 $1,300 
Retail Area 3 $2,500 
Retail Area 4 $1,400 


2. On the basis of per capita incomes and the social character- 
istics of residents in each area, an expendi ture pattern was 
calculated for each area. This pattern was derived from fig- 
ures provided in the 1958 Census of Business, but was updated 
and adjusted to reflect the different expenditures likely made 
by the institution-oriented population. Thus, it is expected 
that in Area 2 per capita expenditures in Eating & Drinking faci- 
lities are substantially higher than in Area 4 which has a more 
family-oriented population. These expenditure patterns are shown 
below: 


Food Variety Hardware Drugs Eating & Drinking* Total 


Area 1 $320 $25 $15 $50 $280 $690 
Area 2. $170 $20 $10 $40 $300 $540 
Area 3 $350 $25 $15 $50 $250 $690 
Area 4 $300 $25 $10 $55 $150 $540 


Per capita eating and drinking expenditures for areas this small are 
difficult to assess. The above are estimates based on such factors as 
per capita eating and drinking expenditures in the city of Boston, the 
insti tution-oriented population relative to total population within each 
area, accommodations of the institution-oriented population, avai lability 
of cooking facilities, location of living quarters relative to insti- 
tutions, and related other factors. These estimates are subject to 
refinement at the project level. 
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3. The total sales potential generated within each trade area 
is arrived at by multiplying total population in the area 
with the per capita expenditures made in each retail cate- 
gory. Total potential is shown in the following table 
(000 omitted) : 

Eating 

& 

Food Variety Hardware Drugs Drinking Tota | 

Area | (popu- 
jation:9,000) $2,880 $225 $135 $450 $2,520 $6 ,210 
Area 2 (popu- 
lation:6,000) $1,020 $120 $ 60 $240 $1,800 $3,240 
Area 3 (popu- 
lation:8,000) $2,800 $200 $120 $400 $2,080 $5 ,600 
Area 4 (popu- 
lation:20,000)$6 ,000 $500 $200 $1,100 $3,000 $10,800 


4. Regardless of the type and distribution of new convenience 
retail facilities a certain percentage of expenditures wil 
be spent in facilities outside of this GNRP area. For 
these preliminary figures, it has been estimated that the 
following percentages of total expenditures will be made 


within the four trade areas: 


Food 85%; Variety 80%; 


Hardware 80%; Drugs 80%; Eating & Drinking facilities 70%. 
On this basis, new facilities in the four trade areas could 
be expected to have the following sales (000 omitted) : 


Food 
Area | $2,448 
Area 2 S$ 867 
Area 3 $2,380 
Area 4 $5,100 


& 
Variety Hardware Drugs Drinking 


$180 
$ & 
$160 
$400 


$108 
$ 48 
$ % 
$160 


Eating 
Total 
$360 $1,764 $4 ,860 
$192 $1,260 $2,463 
$320 $1,456 $4,412 
$880 $2,100 $8 ,640 
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5. In order to convert the total potential available to each 
area into estimates of square footages of new space which 
could be developed, the total local potential is divided 
by normal sales. Normal sales are annual sales per square 
foot which new stores customarily have to achieve in order 
to warrant development. The following averages have been 
used: Food (supermarkets): $125; Variety, $40; Hardware, 
$40; Drugs, $65; Eating and Drinking Facilities, $55. On 
this basis, the square footage of new space warranted in 
each area is shown in the following table: 


Eating 
& 
Food Variety Hardware Drugs Drinking Total 
Area | 19,600 4,500 2,700 5,500 32,000 64,300 
Area 2 7,000 2,400 1,200 3,000 23,000 36 ,600 
Area 3 19,000 4,000 2,400 5 ,000 26 ,000 56 ,400 
Area 4 40,800 10,000 4,000 13,500 38 ,000 106 , 300 


Again, it must be noted that the above are preliminary estimates which 
will require substantial refinement on the project level. Nevertheless, 
they are an indication of convenience retai | opportunities available in 
the Parker Hill-Fenway GNRP area which are adequate for present purposes. 
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APPENDIX V 


EXISTING RETAIL & RETAIL SERVICE FACILITIES 


ne eee, 


Convenience Goods 


Food 

Variety 
Hardware 

Drugs 
Eating/Drinking 


Total 


Comparison Goods 


Department Store 
Apparel 
Furniture 
Automoti ve 

Other Stores 


Tota] 


Services 


Total 'A'A'B'F'C' 


Area | 


ale 
Ca 


Coo WwW 


| supermarket included 
3 supermarkets included 


Area 2 


IN THE PARKER HILL-FENWAY GNRP 
By Trade Areas) 


Area 3 


9 


Total 


Bie Rm | S ow 








Parker Hill-Fenway GNRP- | 
a 


L 






DATE DUE 


N 
- 





2730 os 
(Se o_O | — 


A KE 





$297. on 


ls i ) | ‘ | ‘ii 
o. y i Ah ; 


4 tl atts A 
y AZ ly ‘A f 

Vata 
: 


i 4 
’ J 


‘ fl é é af 
: ¥ 


i 














